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ABSTRACT 
 
There is a significant and persistent gap in homeownership rate and household wealth between Black and 
White households in the US. These gaps are based on a long history of exclusion, with discrimination in 
mortgage lending playing a major role alongside residential segregation, educational and labor force 
discrimination and many other factors. Research indicates a need for increased homeownership to address 
both issues, and allow more Black households to take advantage of the incentives and advantages of 
homeownership built into US housing policy and tax laws. However, little thought is given to the specific 
types of lending that are needed, especially as determined by differences between urban and rural 
communities. A deeper look at mortgage loan applications made in NC in 2015, shows major differences 
between urban and rural areas of high denials of Black loan applicants. In urban areas this investigation 
indicates a need for greater home improvement lending and refinancing among lower-income urban Black 
homeowners, as well as more affordable homeownership opportunities.  In rural areas there is a need for 
more choice in the financing of manufactured housing as part of more comprehensive efforts to address a 
host of economic and social issues. 
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INTRODUCTION 
 
The homeownership gap between African American and White households has been a major point of 
focus of those in planning, public policy, community development and related fields for decades. It is a 
reminder of a horribly unequal past, and has been a particularly stubborn problem despite significant 
advancement for American minority communities over the last 60 years. Researchers have investigated 
the effects of legalized institutional barriers, illegal discrimination, current and generational income and 
wealth disparities, residential locational choice and a number of other factors to explain this gap. This 
research investigates one of the most crucial aspects of this issue, mortgage lending and credit access. 
 
The general recommendation of previous research has been to increase credit access for minorities, 
and Black Americans in particular.1 Government insurance, subsidy, and counseling have been used to 
overcome historic exclusion from homeownership and the wealth building opportunity it represents. 
However, most studies make few distinctions about what kinds of new lending are needed, or take into 
account the acute differences in scale of place that are present across the US. It is highly unlikely that 
the lending needs are the same, for White or Black households, in a city of millions of people and an 
unincorporated township of a few hundred. 
 
To uncover those differences in North Carolina, this paper takes an in-depth look at loan applications 
made in the state in 2015. This year-long snap shot provides a fine-grained look at the kinds of home 
loans North Carolinians need, using loan applications as an approximation of demand. This larger pool 
includes the loans that are actually being originated by financial institutions, information on what types 
of borrowers are being granted loans, who is being denied, the types and purposes of these loans, and 
where they are being made. This research endeavors to determine the kinds of home loans African 
Americans are seeking, where they are disproportionately likely to be denied home loans, and why.  
 
This analysis shows that disparate characteristics within census tracts can say a lot about the types of 
lending that are missing in different NC geographies, and that could make a difference in household 
financial outcomes. This research will help give planners and community development lenders a clearer 
picture of current lending to the Black community and an understanding of how to focus and structure 
future lending to improve homeownership rates and household financial asset building in communities 
with very different economic prospects and population densities. 
 
 
BACKGROUND  
 
To ground this investigation into NC mortgage lending in 2015, it’s important to provide broader context 
on the history of mortgage lending in the US. First, the history of minority exclusion from access to 
mortgage credit that has created much of the existing racial and ethnic wealth disparities and 
residential segregation. Existing research related to assessing and pricing risk in mortgage lending 
gives insight into the way lenders make decisions about whether to originate or deny a particular loan 
application, or whether to charge a higher interest rate. Next, findings on African American demand for 
                                               
1 A note on identifying racial and ethnic groups - For the purposes of this research, the terms Black and African American are 
used interchangeably to indicate applicants that identify either in HMDA or in the US Census and American Community Survey 
as non-Hispanic Black or African American. Applicants that identified as non-Hispanic White are referred to as White, and 
Hispanic is used to indicate all applicants who identified as Hispanic or Latino regardless of additional racial category, as the 
number of distinct racial categories within those that identified as Hispanic were too small to analyze separately. 
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mortgage credit, and the outcomes of previous attempts to expand the credit box to excluded 
communities provides more immediate understanding of current challenges in boosting 
homeownership. Finally, though spatial factors have received less attention, research into the effect of 
geography on lending and homeownership presents the unique obstacles facing rural communities. 
 
Minority Exclusion from Credit Access 
 
Well established in the literature is the understanding that minorities, and especially African Americans, 
have been denied full participation in the home mortgage market throughout American history. 
Beginning with a period of policy change in the 1930’s, the Federal government identified the goal of 
increased homeownership, incentivizing ownership over renting and implementing housing and tax 
policy designed to increase opportunities for households to own their own home.  
 
However, this new mortgage credit was not available to all as African Americans were prevented from 
obtaining government backed mortgages, effectively removing them from the market and preventing 
household wealth-building through homeownership.2 The first government-sponsored enterprises were 
then established to ensure greater amounts of capital would be available for new home loans, but the 
racial restrictions already in place remained, and again prevented minorities from accessing this new 
pool of credit.3  
 
Credit to minorities continued to be constrained well after active legal and institutional barriers to 
mortgage lending, like redlining and restrictive covenants were removed.4 In the 1990’s government 
efforts to increase access to homeownership among lower income populations caused a rise in 
homeownership, including among minorities, though a large gap persists between White and African 
American homeownership rates, and has even risen in recent years.5 Federal policy incentivizing 
homeownership has changed little and ownership still represents the best way for the average 
American household to build wealth. However, these benefits are much easier to access for 
households of higher income and wealth, to the detriment of many African American households still 
suffering from this long period of exclusion.6 
 
Assessing and Pricing Risk in Mortgage Lending 
 
As outlined by Quercia and Stegman in 1992, early research into mortgage default investigated the 
relationships between mortgage characteristics and risk, before expanding to include analysis of 
borrower characteristics.7 Findings generally supported higher loan-to-value (LTV), the relationship 
between the loan amount and the value of the property on which the borrower is receiving a loan, as a 
greater indicator of risk than borrower income, payment-to-income ratio, or other characteristics specific 
                                               
2 Gordon, A. (2005). "The Creation of Homeownership: How New Deal Changes in Banking Regulation Simultaneously Made 
Homeownership Accessible to Whites and out of Reach for Blacks." The Yale Law Journal 115, no. 1 (2005): 186-226.  
3 Carr, J. H., Anacker, K. B. (2014). The past and current politics of housing finance and the future of fannie mae, freddie mac, 
and homeownership in the united states. Banking & Financial Services Policy Report, 33(7), 1-10. 
4 Duca, J.V., Rosenthal, S.S. (1993). “Borrower Constraints, Household Debt and Racial Discrimination in Loan Markets.” The 
Journal of Financial Intermediation v. 3, no.1: 77-103, October. 
5 Gabriel, S. Painter, G. (2003) “Pathways to Homeownership: An Analysis of the Residential Location and Homeownership 
Choices of Black Households in Los Angeles.” The Journal of Real Estate Finance and Economics, v.27, no.1: 87-109 
6 Belsky, E.S., Collins, J.M., & Retsinas, N. P. (1999). Towards a targeted homeownership tax credit.  Washington: Brookings 
Institution Press.  
7 Quercia, R.G., Stegman, M.A. (1992). “Residential Mortgage Default: A Review of the Literature.” Journal of Housing 
Research, v. 3, no. 2: 341-379.  
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to the borrower.8 A borrower is therefore more likely to walk away from a mortgage when they have 
little equity in the home or owe more on their home loan than the property is worth. Based on this 
understanding, models were developed to analyze the borrower default decision from the perspective 
of home equity, allowing for the input of other borrower characteristics and trigger events that create or 
compound risk in the LTV ratio at the time of default.9 
 
Credit scoring has since emerged as one of the most accurate ways to ascertain likelihood of borrower 
default. Originating as a way to provide credit to an increasingly mobile population after World War II, 
credit scores allow lending institutions a way to rate a borrower’s risk without a long-term financial 
relationship with that borrower. 10 This tool has advantages and disadvantages for minority and low-
income borrowers. A credit score can remove some of the bias in decision making, as the inputs that go 
into one’s score are entirely based on financial history. However, a good credit history requires 
unblemished past relationships with financial institutions and creditors, as well as sufficient, and steady, 
income to justify taking on debt.  Long-held mistrust of these kinds of institutions exists in many minority 
communities, along with unstable employment histories, lower incomes relative to the general 
population and subsequently poorer credit histories for individual households.11 
 
Minority Demand and Efforts to Expand Credit Access  
 
A household’s finances are the obvious limiting factor in the choice to rent or pursue homeownership. 
Homeownership, contrasted with renting, has been found to be positively correlated with income, 
wealth, age of head of household, and marital status, all of which are often correlated with financial 
stability.12 Research that controls for location choice and both purchaser income and wealth, and 
parental wealth, has indicated that Black and White households choose homeownership at similar 
rates.13  This implies a broad preference for homeownership in this country, which is unsurprising given 
a number of economic and cultural factors, and demonstrates that the current homeownership gap 
would be drastically reduced with more equal levels of household wealth and housing availability across 
geographies and racial and ethnic groups. 
 
In additional to the previously discussed long-term wealth benefits, homeownership has been shown to 
have other positive social and emotional effects on homeowners and households. 14 These findings 
have supported the push for increased homeownership among low-income minority populations. Efforts 
to increase the homeownership rate among these populations have had mixed success. Well before 
the recession, research hinted at the potential for damage to low-income minority borrowers from 
subprime lending patterns.15 However, additional studies illustrated that, despite the high default rates 
                                               
8 Von Furstenberg, G.M. (1969). "Default Risk on FHA-Insured Home Mortgages as a Function of the Terms of Financing: A 
Quantitative Analysis." The Journal of Finance v. 24, no. 3 : 459-77.  
9 Foster, C., Vanorder, R. (1984). "An option-based model of mortgage default." Housing Finance Review 3, no. 4: 351-372. 
10 Fishelson-Holstein, H. (2006) “Credit scoring’s role in increasing homeownership for underserved populations.” Building 
Assets, Building Credit: Creating Wealth in Low-Income Communities, eds. Belsky, Retsinas and Gramlich. 
11 Berry, C. (2006) “To bank or not to bank? A survey of low-income households.” Building Assets, Building Credit: Creating 
Wealth in Low-Income Communities, eds. Belsky, Retsinas and Gramlich. 
12 Sorenson, J.F.L. (2010) “Spatial dimensions of the demand for homeownership. A Danish rural-urban perspective.” Journal 
of Housing and the Built Environment, v24. No3: 313-330 
13 Hilber, C. & Lui, Y. (2008) “Explaining the black-white homeownership gap: The role of own wealth, parental externalities 
and locational preferences.” Journal of Housing Economics v.12, no.2: 152-174 
14 Rohe, William M., Basolo, Victoria. (1997). “Long-term effects of homeownership on the self-perceptions and social 
interactions of low-income persons.” Environment and Behavior 29: 793-819. 
15 Tyuse, Sabrina W., Beirkenmaier, Julie. (2006). “Promoting homeownership for the poor: Proceed with caution.” Race 
Gender and Class 13: 3-4, p.295-310.   
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experienced after the recession, lending can be structured for lower income households in ways that 
lead to much lower rates of foreclosure.16  
 
Specifically, homeownership counseling programs, a model in which the federal government has 
invested heavily, have been shown to have some positive impact on prepayment, when a borrower 
becomes distressed, though the quality of counseling and level of touch make a difference.17 Individual 
Development Account (IDA) programs, have shown inconclusive benefit to low-income minority 
homeowners, though the research is limited.18 Since the recession, new research advocates for 
additional support for low-income minority owners to guard against delinquency. This includes longer 
assistance periods, new development structures that guarantee longer affordability, and more targeted 
purchase assistance.19 
 
Homeownership and Lending Differences in Urban vs Rural Areas 
 
Research into mortgage finance, housing demand and minority exclusion is primarily focused on urban 
or metropolitan contexts and much less on rural areas or in comparisons between the two. One subject 
that has been well covered is the comparative economic suffering of rural areas in recent years 
compared to urban, with fewer job prospects and shrinking populations, though with the possible 
benefit of lower housing costs. As a starting point, one study in 1977 indicated even greater residential 
segregation patterns along racial lines than those observed in urban areas, as well as lower levels of 
housing quality, homeownership, and public service provision for minority communities than for 
Whites.20   
 
In terms of lending, the closing of smaller community banks and bank consolidation has limited lender 
choice, at least between banks, in many urban and rural areas alike. However, this has had the 
greatest impact on rural areas, with community banks, and bank branch closures critically reducing the 
options for lending in rural communities.21 
 
However, simply being rural does not automatically doom a place to economic stagnation. Rural areas 
that have more educated populations, more diverse economies, a larger share of non-farming jobs, 
more creative class contributions, as well as fewer minority residents or recent immigrants fare far 
better by measures of community prosperity than rural America as a whole.22 For rural places that are 
faring poorly in the modern economy, there are indications that homeownership can act as a barrier to 
                                               
16 Quercia, R.G., Stegman, M.A., Davis, W.R., Stein, E. (2004) “Performance of community reinvestment loans: Implications 
for secondary market purchases.” Low-Income Homeownership: Examining the Unexamined Goal, eds. Retsinas and Belsky. 
17 Quercia, R. and Spader, J. (2008). “Does homeownership counseling affect the prepayment and default behavior of 
affordable mortgage borrowers?.” Journal of Policy Analysis and Management, v. 27: 304–325.  
18 Grinstein-Weiss, M., Sherraden, M., Gale, W.G., Rohe, W.M., Schreiner, M., Key, C. (2013). “Long-term impacts of 
individual development accounts on homeownership among baseline renters: follow-up evidence from a randomized 
experiment.” American Economic Journal: Economic Policy v. 5, no. 1: 122-145, February. 
19 Jacobus, R., Abromowitz, D. M. (2010). A path to homeownership: Building a more sustainable strategy for expanding 
homeownership. Journal of Affordable Housing & Community Development Law, 19(3), 313-328,330-344.  
20 Urban Systems Research & Engineering, Inc. (1997) “The Barriers to Equal Opportunity in Rural Housing Markets: Case 
Studies and Analysis of Twelve Selected Markets.” Prepared for the Department of Housing and Urban Development, Office of 
Policy Development and Research. 
21 Covington, M. Courtney, J. (2014) “Banking in Rural America, Insight from a Community Development Financial Institution.” 
Southern Bancorp. 
22 Isserman, A. Feser, E. Warren, D. (2009) “Why Some Rural Places Prosper and Other Do Not.” International Regional 
Science Review, v.32, no3: 300-342 
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employment mobility and exacerbate periods of unemployment.23 Despite these issues, 
homeownership among rural areas is often higher, because of the high preference for ownership and 
lower cost of housing in rural areas.  
 
Summary and Research Questions 
 
The effects of past exclusion are shown not just in the racial gap in wealth and homeownership, but in 
the persistence of factors that make closing these gaps difficult, like lower incomes, poorer employment 
prospects, and less familiarity with financial institutions and managing debt. Consistent across the 
literature, though possibly biased by the focus of study, is an assumption that, despite the losses of the 
recession, homeownership still represents the best way to build wealth and financial stability in this 
country. The remaining gap in homeownership rate between minority and White households then 
indicates the need for efforts to expand access to high quality, non-predatory, mortgage credit. The 
wide variation between rural and metropolitan areas means that these credit needs might look 
significantly different across NC or the US as a whole.  
 
This research will help illustrate the forms that mortgage credit might take by discovering the lending 
needs of Black North Carolinians that are not currently being met. Specifically, I seek to understand the 
nature of loan denials of Black households, whether certain lenders are overrepresented among 
different racial and ethnic groups, geographies or income groups, and the types and purposes of loans 
for which Black households are applying in both urban and rural areas. Answering these questions will 
allow community development lending to directly meet the needs of both urban and rural African 
American households and more effectively create and maintain homeownership in communities that 
deserve to be better understood and prioritized by all lending institutions. 
 
 
METHODOLOGY  
 
This analysis uses a combination of 2015 Home Mortgage Disclosure Act (HMDA), and 2010 - 2015, 5-
Year American Community Survey (ACS) data, for North Carolina.24 The HMDA dataset provides the 
most comprehensive information about lending activity in this state, including information on every new 
loan application submitted for residential property in NC, and every mortgage purchased by a financial 
institution that was originated for NC residential property (institutional purchases). The fields in the 
dataset that were used for this analysis include the ethnicity, race and sex of the primary applicant, the 
applicant’s income, the census tract in which the property is located, the lending institution that received 
the application, the loan type, property type, loan purpose, loan amount, the action taken by the lender, 
and whether the lender required an interest rate above prime and the amount of that increase. 25 
Further details about the information and options recorded in the HMDA dataset are included in Table 1 
in Appendix B.  
                                               
23 Monckuk, D. Kilkenny, M. Phimister, E. (2014) “Rural Homeownership and Labour Mobility in the United States.” Regional 
Studies, v.48, no.2: 350-362 
24 I would like to thank Sarah Wolfe of the Center for Responsible Lending (CRL) for her guidance and for allowing me access 
to CRL’s database of HMDA data. HMDA data can be downloaded from https://www.consumerfinance.gov/data-
research/hmda/ but the dataset I received from CRL included the name of each lending institution and parent company 
matched to the identification numbers used in HMDA which saved me a significant amount of time. 
25 Acknowledging the differences between gender and sex and the potentially complicated nature of using these labels, I have 
chosen here to use the term sex, matching both HMDA and the US Census Bureau, to indicate male or female applicants, as 
the dataset does not give any indication on how gender nonconforming applicants are categorized. 
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To further the analysis, I chose to pair census data at the tract level to the tracts that contained the 
property for which borrowers were applying. Tract-level census data include a number of demographic, 
economic, poverty and housing indicators. The complete list is included in Table 2 in Appendix B. 
 
Methodology 
Because the focus of this analysis is loan applications made for NC property in 2015, I first eliminated 
institutional purchases from my dataset. Next, to focus on African American applications specifically, I 
removed loans in census tracts that had fewer than 12 applications where the primary applicant was 
Black. Next, I calculated the denial rate, for African American applications only, for each census tract. I 
grouped these tracts into four categories; tracts with an African American denial rate below 20%, those 
between 20-30%, between 30-40%, and those tracts with a denial rate above 40%. The resulting map 
of NC census tracts is shown in Figure 1 below. 
 
Figure 1: Census Tracts in NC with 12 or More African American Loan Applications by the Tract’s Overall Denial 
Rate for African American Applicants 
 
Data Source: 2015 HMDA, map created by author in ESRI ArcGIS 
  *Gray tracts are those that did not have at least 12 African American loan applications and generally correlate with low   
African American populations. 
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This analysis indicated most of the high denial tracts (colored red in Figure 1) were either in very rural 
areas, or in clusters near the larger city centers in NC. To account for the difference in proximity to 
larger metro areas, I divided these tracts into urban or rural categories, creating a buffer around each 
city. This buffer was intended to capture suburban development in the urban category, as suburban 
areas have access to lending institutions at rates more comparable to urban dwellers than those in rural 
areas.26 The exact boundaries of the urban-rural split are shown in Figure 2, with only the urban tracts 
displayed. Table 3 in Appendix B indicates the distribution of tracts within these new categories. Figure 
2 in Appendix B, shows this urban boundary in relation to population density of NC census tracts, 
where the highest population densities are well within the identified urban boundaries. 
 
Figure 2: Map of Urban Census Tracts in NC with 12 or More African American Loan Applications by the Tract’s 
Overall Denial Rate for African Americans 
 
Data Source: 2015 HMDA, map created by author in ESRI ArcGIS 
 
Categorizing Lenders 
1,048 different lenders received at least 1 loan application for residential property in NC in 2015. Most 
of them received a small number of applications, and only 11 lenders received more than 10,000, and 
accounted for 45% of all applications. To concentrate on the major lenders I decided to only individually 
focus on these lenders and group lenders with fewer applications into the following categories; lenders 
                                               
26 Avery, R., Bostic, R., Calem, P., Canner, G. (1997) “Changes in the Distribution of Banking Offices.” Federal Reserve 
Bulletin, v. 83 no. 9: 707-725, September.  
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that received between 10,000 and 5,000 applications, those that received between 5,000 and 1,000 
applications, between 1,000 and 500 applications, between 500 and 100 applications, and those 
lender’s that received less than 100 applications. A more in-depth description of the major lending 
institutions and lending categories is included in Table 4 in Appendix B. 
 
For the sake of brevity, I have chosen to include this simplified version of my methods here. A complete 
explanation of my methods is included in Appendix A. 
 
 
RESULTS  
 
The results given in this section do not represent an exhaustive list of the analysis completed but 
summarize the main takeaways before moving on to deeper discussion of findings. Many of the census 
data and HMDA variables were also mapped by census tract and will be included where relevant when 
analyzing and discussing results in greater detail. 
 
Data Analysis 
 
There are a number of correlations within the data that were expect based on previous research into 
denial rates and loan risk. For tract-level census data, the denial rate of African Americans by tract is 
negatively correlated with tract income, owner-occupied home values, and rents, and positively 
correlated with poverty rates for all age groups, unemployment, number of vacant units, and the 
percentage of renters compared to homeowners. 
 
While suburban development was intended to be captured in the urban tracts category, based on the 
data and mapping of census tracts, a number of tracts that represent the outer edges of suburban 
development around many NC cities have ended up in the rural category.  This accounts for some of 
the tract characteristics observed in that category, and is supported by maps of the urban – rural split, 
where the rural map (Figure 2, Appendix B) includes a number of low denial tracts on the edges of 
urban areas, especially Charlotte and the Triangle region in central NC (Durham and Raleigh in Figure 
1). 
 
Race, Ethnicity and Sex 
There is an obvious relationship between increasing tract denial rate and the percentage of the tract 
population that is Black. The percentage of the tract population that is White is inversely correlated with 
the Black population, and subsequently with Black denial rate. The effect of the tract denial rate for 
African Americans is much less pronounced on Whites and Hispanics in those tracts. In general, denial 
rates for all groups are slightly higher in rural tracts than in corresponding denial categories of urban 
tracts.  
 
The relationship between the population of each racial and ethnic group in the tract and the number of 
loan applications made by each group is also correlated with denial rate, with fewer loan applications 
per capita in higher denial tracts (red and orange tracts in Figure 1) than lower denial tracts (green and 
light green tracts in Figure 1). For the most part, all groups make more applications per capita in urban 
areas than rural ones. The exception is in the highest denial tracts (tracts, with Black denial rates over 
40%), where Black households made fewer applications in urban tracts.  White households made more 
12 
loan applications per capita than other groups and Black households made more than Hispanic 
households. 
 
White and Hispanic women make up between 25% and 35% of their respective primary loan applicants, 
while Black women make up between 39% and 47% of Black primary loan applicants. Black women are 
also more likely to be the primary loan applicant in urban areas, and the percentage of Black female 
applicants increases with higher denial rate. 
 
Table 1: Demographic Makeup, and Loan Applications and Denial Rate by Race, Ethnicity and Sex 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
   Denial Category Code from Figure 1 & Figure 2         
Rural - Urban Split Rural Urban 
Average Percent of tract population that is Black Alone 15.5% 20.6% 30.7% 34.4% 21.0% 27.2% 38.4% 43.2% 
Average Percent of tract population that is White Alone 68.8% 66.3% 56.0% 53.3% 62.6% 55.5% 44.1% 38.8% 
Average Percent of tract population that is Hispanic (all 
races) 9.2% 8.6% 8.1% 8.0% 9.0% 10.6% 11.9% 12.7% 
Percent of All Loan Applicants that are Black 9.0% 13.5% 17.1% 19.8% 16.1% 18.5% 25.4% 23.4% 
Percent of All Loan Applicants that are White 65.4% 66.1% 62.2% 58.5% 60.3% 57.6% 51.3% 53.1% 
Percent of All Loan Applicants that are Hispanic (all races) 4.5% 4.6% 3.5% 3.3% 5.1% 5.7% 6.6% 5.9% 
Average Denial Rate for Black Applicants 15.6% 25.8% 35.7% 50.0% 16.3% 25.5% 34.3% 48.0% 
Average Denial Rate for White Applicants 14.8% 17.3% 19.4% 24.0% 13.1% 13.8% 16.1% 18.9% 
Average Denial Rate for Hispanic Applicants 18.2% 24.5% 29.7% 32.1% 20.1% 21.6% 24.8% 28.1% 
Black Application Rate (Black Loan Applications Divided by 
the Tract Population that is Black Alone) 3.3% 2.8% 1.7% 1.5% 4.1% 3.4% 2.5% 1.4% 
White Application Rate 5.4% 4.3% 3.5% 2.8% 5.2% 5.2% 4.5% 3.6% 
Hispanic Application Rate 2.8% 2.3% 1.3% 1.1% 3.1% 2.7% 2.1% 1.2% 
Percentage of Black Primary Applicants that are Female 38.7% 40.2% 43.4% 45.6% 44.5% 44.7% 46.7% 46.5% 
Percent of White Primary Applicants that are Female 25.9% 28.2% 28.1% 29.2% 30.7% 30.2% 31.2% 34.0% 
Percent of Hispanic Primary Applicants that are Female 24.8% 31.3% 31.1% 29.9% 30.9% 29.5% 30.0% 32.9% 
Denial Rate for Black Female Applicants 15.8% 26.7% 38.1% 53.1% 16.6% 26.2% 35.2% 48.4% 
Denial Rate for White Female Applicants 16.9% 20.4% 22.9% 27.3% 14.9% 15.5% 18.3% 20.6% 
Denial Rate for Hispanic Female Applicants 22.9% 26.1% 37.1% 35.8% 20.5% 22.7% 27.6% 30.2% 
Data Source: 2015 HMDA 
 
The Lenders – Loan Share and Denial Rates 
The largest overall lending category is those lenders who received between 5,000 and 1,000 
applications, making up between 25% and 33% of loans in each denial category. There is greater 
variation in lender’s share of loans in rural census tracts than in urban tracts. In urban tracts, the major 
lenders received roughly their expected share of loan applications, with the exception of JP Morgan 
Chase, which is underrepresented in the tracts included in my analysis overall, and Vanderbilt 
Mortgage which specializes in financing manufactured housing and is subsequently overrepresented in 
rural tracts.  
 
In the rural tracts, some lenders increase their share of applications as denial rates increase as shown 
in Table 2. This includes State Employees Credit Union (SECU), and Vanderbilt Mortgage, which has 
the most significant change by denial rate.  A greater number of lenders decrease their share, including 
Wells Fargo, Movement Mortgage, Bank of America and those grouped lenders with between 10,000 
and 100 applications. 
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Table 2: Percentage of Total Loan Applications 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 7.1% 6.5% 6.7% 6.2% 8.6% 8.6% 8.6% 8.8% 
State Employees Credit Union 5.7% 7.9% 9.3% 10.7% 5.6% 5.7% 6.7% 7.0% 
BB&T  5.1% 5.7% 7.2% 8.9% 3.7% 4.0% 5.1% 5.9% 
Quicken Loans 4.0% 4.5% 4.6% 4.6% 4.6% 5.0% 5.2% 4.6% 
Suntrust 2.6% 3.1% 2.9% 3.3% 2.8% 3.0% 3.3% 4.0% 
LoanDepot.com 3.0% 3.5% 3.5% 3.0% 3.5% 3.5% 4.0% 3.3% 
Movement Mortgage 2.9% 3.4% 1.6% 0.9% 4.3% 3.8% 3.1% 2.6% 
Bank of America 2.5% 2.0% 1.3% 1.1% 3.3% 3.5% 3.0% 2.5% 
JP Morgan Chase 0.9% 0.7% 0.6% 0.5% 0.9% 1.0% 0.8% 0.7% 
Vanderbilt Mortgage 1.6% 3.9% 7.0% 11.6% 0.7% 1.0% 1.4% 3.7% 
Freedom Mortgage 2.5% 2.8% 2.3% 1.7% 2.7% 2.9% 3.2% 2.0% 
Lenders with Between 10,000 - 5,000 Applications 8.8% 8.2% 9.3% 7.5% 8.2% 8.7% 9.4% 8.6% 
Lenders with Between 5,000 - 1,000 Applications 33.2% 29.1% 26.3% 24.6% 30.7% 30.0% 27.6% 26.4% 
Lenders with Between 1,000 - 500 Applications 10.7% 8.8% 7.6% 7.5% 10.6% 9.8% 9.1% 9.0% 
Lenders with Between 500 - 100 Applications 7.0% 7.6% 7.1% 5.7% 7.5% 7.3% 7.3% 8.1% 
Lenders with Under 100 Applications 2.3% 2.2% 2.8% 2.1% 2.3% 2.3% 2.4% 2.6% 
Data Source: 2015 HMDA 
 
The percentage of each lender’s total loan applications where the primary loan applicant was Black 
served to give a sense of how lenders are serving the African American population of NC. In general, 
the percentage of black loan applications increased with denial rate for each lender, and was higher for 
most lenders in urban areas than rural. The highest individual percentages were between 39% and 
48%, including Vanderbilt loans in higher denial rate rural tracts, and Freedom Mortgage and 
LoanDepot.com in higher denial rate urban tracts. The lowest percentages of Black applicants were for 
BB&T and Bank of America in the lowest denial rate category for rural tracts, at 7%. 
 
Table 3: Percentage of Each Lender’s Total Loan Applications that were made by African Americans 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 10% 16% 19% 30% 16% 19% 30% 31% 
State Employees Credit Union 22% 24% 27% 30% 23% 33% 40% 35% 
BB&T 7% 11% 14% 16% 11% 15% 20% 24% 
Quicken Loans 11% 14% 16% 20% 15% 21% 30% 30% 
Suntrust 9% 14% 15% 21% 14% 21% 31% 36% 
LoanDepot.com 8% 18% 26% 30% 25% 32% 44% 41% 
Movement Mortgage 9% 12% 8% 8% 21% 19% 24% 11% 
Bank of America 7% 14% 17% 16% 18% 16% 26% 24% 
JP Morgan Chase 13% 15% 13% 12% 13% 16% 27% 16% 
Vanderbilt Mortgage 26% 27% 48% 39% 25% 36% 38% 35% 
Freedom Mortgage 13% 23% 24% 25% 33% 36% 41% 37% 
Lenders with Between 10,000 -  5,000 Applications 9% 18% 22% 30% 21% 25% 32% 33% 
Lender with Between  5,000 - 1,000 Applications 9% 12% 15% 18% 16% 18% 25% 22% 
Lenders with Between 1,000 - 500 Applications 10% 16% 20% 23% 18% 21% 27% 25% 
Lenders with Between 500 - 100 Applications 10% 15% 16% 16% 18% 18% 24% 20% 
Lenders with Under 100 8% 12% 18% 20% 17% 18% 28% 29% 
Data Source: 2015 HMDA 
 
Lenders - Denial Rates by Lender 
Overall there is a general trend for most lenders to have slightly higher denial rates in rural tracts than 
in urban tracts, and, as one might expect, all lenders saw at least some increase in denial rate as the 
African American denial rate increased. However, there is significant variation in denial rate between 
lenders. Freedom Mortgage and Movement Mortgage are by far the outliers on the low end, with denial 
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rates between 2% at the low end and 8% at the highest. On the other end of the scale, LoanDepot.com 
has the highest denial rates, between 50% and 70%. Suntrust has the second highest denial rates, 
between 30% and 55%. There is also a wide range in the difference between the lowest and highest 
denial rate categories, ranging from less than 1% for Freedom Mortgage loans in urban tracts, to a 24% 
difference for Suntrust loans in both rural and urban tracts. 
 
Table 4: Lender Denial Rate for All Loan Applications 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 23.4% 26.1% 30.8% 44.2% 18.1% 22.8% 31.2% 39.8% 
State Employees Credit Union 18.7% 24.3% 30.3% 43.7% 14.7% 20.1% 28.4% 35.8% 
BB&T 19.2% 22.3% 25.2% 30.6% 17.5% 21.1% 24.5% 30.5% 
Quicken Loans 19.3% 26.8% 28.8% 36.0% 22.8% 24.2% 31.5% 39.3% 
Suntrust 28.8% 36.6% 45.3% 53.3% 30.7% 33.9% 41.8% 55.0% 
LoanDepot.com 58.7% 62.1% 67.4% 71.2% 49.8% 56.3% 63.0% 66.2% 
Movement Mortgage 4.4% 4.5% 5.6% 6.2% 4.7% 4.9% 6.9% 8.2% 
Bank of America 12.8% 17.9% 23.6% 20.0% 13.1% 16.6% 19.5% 24.0% 
JP Morgan Chase 19.0% 20.6% 31.0% 28.4% 17.5% 20.1% 25.8% 23.4% 
Vanderbilt Mortgage 24.9% 34.9% 32.6% 34.3% 31.8% 37.2% 39.1% 35.2% 
Freedom Mortgage 2.0% 1.9% 3.3% 4.2% 2.3% 2.2% 3.1% 2.5% 
Lenders with Between 10,000 -  5,000 Applications 21.8% 27.8% 34.0% 43.7% 22.3% 24.7% 30.1% 34.4% 
Lender with Between  5,000 - 1,000 Applications 11.7% 11.7% 15.7% 14.3% 20.5% 19.5% 29.9% 24.7% 
Lenders with Between 1,000 - 500 Applications 9.9% 13.7% 17.9% 25.6% 10.6% 12.7% 15.3% 20.5% 
Lenders with Between 500 - 100 Applications 10.0% 12.1% 13.8% 15.6% 10.2% 11.5% 11.8% 16.1% 
Lenders with Under 100 13.4% 15.9% 15.3% 19.8% 10.6% 11.5% 16.2% 21.0% 
Data Source: 2015 HMDA 
 
In comparison to each lender’s overall denial rate, their denial rates for African Americans are higher 
across the board, and lower for Whites. Hispanic denial rates vary more widely by lender, but are also 
general higher than those for White applicants. Most lenders, however, don’t show dramatic change 
from their overall denial rate in denial rates by race and ethnicity. Movement Mortgage and Freedom 
Mortgage still have the lowest denial rates, and LoanDepot.com, followed by Suntrust, still has the 
highest.  
 
The main distinction between the denial rates by race and ethnicity is the much larger difference 
between high and low denial rate categories. Some difference is to be expected, as this is obviously 
correlated with the way the categories were created, but some lenders have much greater increases 
than others. In urban tracts, Wells Fargo and Suntrust have 42% and 45% difference respectively 
between the lowest and highest denial categories. The grouped lenders that received between 5,000 
and 1000 applications have the greatest difference in rural tracts with 43%. 
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Table 5: Denial Rate for African American Loan Applications  
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 31% 35% 51% 65% 20% 34% 45% 63% 
State Employees Credit Union 8% 16% 23% 38% 10% 15% 22% 35% 
BB&T 18% 39% 33% 52% 23% 30% 44% 51% 
Quicken Loans 26% 35% 38% 50% 24% 35% 42% 57% 
Suntrust 36% 46% 64% 72% 35% 52% 62% 80% 
LoanDepot.com 63% 68% 74% 78% 46% 65% 73% 75% 
Movement Mortgage 5% 8% 20% 8% 7% 5% 12% 17% 
Bank of America 9% 25% 28% 28% 11% 21% 23% 30% 
JP Morgan Chase 36% 22% 29% 22% 22% 26% 43% 43% 
Vanderbilt Mortgage 16% 30% 30% 43% 27% 46% 49% 46% 
Freedom Mortgage 5% 1% 8% 8% 2% 3% 4% 4% 
Lenders with Between 10,000 -  5,000 Applications 25% 32% 49% 61% 24% 35% 43% 51% 
Lender with Between  5,000 - 1,000 Applications 12% 23% 37% 54% 14% 23% 31% 48% 
Lenders with Between 1,000 - 500 Applications 11% 21% 27% 48% 12% 17% 23% 34% 
Lenders with Between 500 - 100 Applications 7% 14% 22% 28% 13% 14% 20% 36% 
Lenders with Under 100 14% 31% 27% 37% 9% 17% 22% 34% 
Data Source: 2015 HMDA 
*For comparison, denial rates for White and Hispanic applicants are included in Table 5 and Table 6 in Appendix B 
 
The Lenders - The Use of Rate Spreads 
In the HMDA dataset the rate spread field is an indication of a higher cost loan and represents the 
difference in interest rate when the rate recorded for an originated loan is at least 1.5% higher than the 
prime rate that would be given to a low-credit risk borrower. Most lenders in my analysis used rate 
spreads sparingly. Freedom Mortgage used no rate spreads for any of their originated loans, and a 
number of lenders used spreads for under 5% of their loans outside of the highest denial rate category. 
For grouped lenders who received less than 1000 applications, they consistently used rate spreads 
between 12% and 15% in the highest denial rate category, increasing their use of spreads in 
conjunction with denial rate from around 2-7% in the lowest denial rate category. The major outlier is 
Vanderbilt Mortgage which uses rate spreads on almost all of the loans it originates, between 90% and 
100%. 
 
 
Table 6: The Percentage of Originated Loans that had Rates at Least 1.5% over the Prime Rate 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 3% 6% 6% 10% 2% 4% 6% 7% 
State Employees Credit Union 7% 6% 10% 9% 4% 4% 7% 7% 
BB&T 0% 1% 1% 2% 1% 1% 2% 1% 
Quicken Loans 0% 0% 0% 1% 0% 0% 1% 1% 
Suntrust 0% 0% 0% 1% 0% 0% 0% 2% 
LoanDepot.com 3% 5% 2% 7% 14% 7% 9% 13% 
Movement Mortgage 4% 10% 8% 15% 10% 12% 16% 14% 
Bank of America 0% 2% 2% 3% 1% 1% 3% 2% 
JP Morgan Chase 1% 2% 2% 0% 3% 1% 2% 4% 
Vanderbilt Mortgage 98% 93% 97% 97% 93% 98% 90% 100% 
Freedom Mortgage 0% 0% 0% 0% 0% 0% 0% 0% 
Lenders with Between 10,000 -  5,000 Applications 2% 4% 4% 3% 6% 6% 6% 8% 
Lender with Between  5,000 - 1,000 Applications 2% 5% 7% 10% 3% 4% 5% 6% 
Lenders with Between 1,000 - 500 Applications 3% 7% 10% 13% 5% 8% 12% 15% 
Lenders with Between 500 - 100 Applications 7% 6% 10% 13% 7% 8% 11% 12% 
Lenders with Under 100 7% 7% 11% 18% 5% 6% 10% 15% 
Data Source: 2015 HMDA 
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Loan Type 
The majority of applications in this analysis are for conventional mortgages, without any kind of 
government backing or support. Depending on the area of the state, the second most common is FHA 
loans (insured by the Federal Housing Administration) or VA loans (available to the households of US 
veterans and service members and guaranteed by the Veteran’s Administration). VA loans are 
clustered primarily in the eastern part of the state, around the handful of large military installations. The 
final category is the combined housing loan programs of the Farm Service Agency and the Rural 
Housing Service, both of which are intended to support rural residents and have a larger share in rural 
tracts. FHA loans are a slightly large share of urban tract applications, while VA loans are a larger 
share of rural tracts (Figure 3 and Figure 4, Appendix B). 
 
Comparing rates of Black applications for different loan types to the percentage of each category that is 
Black, it’s clear that African Americans make up a much greater percentage of government backed 
loans, especially FHA loans, compared to conventional loans. That share increases with denial rate in 
both rural and urban areas, with the exception of the highest denial rate category. The outcome in this 
category may be caused by lower incomes, greater poverty, and subsequently poorer credit histories in 
these tracts, which would prevent a greater number of households from being eligible for government 
backed loans, due to strict underwriting guidelines.27 
 
Denial rates among loan types follow overall trends by denial category, with FSA and RHS loans having 
the lowest denial rates, followed by VA loans. African Americans make up a larger share of government 
backed loans in lower denial rate categories. African Americans for the most part, experience equal or 
lower denial rates than the overall denial rate for each loan type in lower denial rate categories, but 
much higher denial rates comparatively, in higher denial rate categories.28 
 
Table 7: Share and Denial Rate for Different Loan Types 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
% Conventional 66.8% 62.3% 65.5% 69.6% 66.7% 66.3% 63.4% 71.4% 
% FHA 11.7% 15.4% 14.6% 15.6% 16.7% 17.6% 19.6% 17.4% 
% VA  18.0% 18.0% 16.5% 11.2% 15.0% 14.6% 15.7% 10.1% 
% FSA & RHS 3.5% 4.4% 3.4% 3.6% 1.6% 1.5% 1.3% 1.2% 
Conventional Denial Rate 16.3% 21.8% 26.7% 34.1% 15.1% 18.3% 24.3% 28.6% 
Denial Rate FHA 18.5% 22.3% 27.6% 32.8% 16.8% 19.4% 23.0% 29.7% 
Denial Rate VA 11.0% 12.8% 15.8% 20.1% 12.3% 13.7% 17.9% 25.1% 
Denial Rate FSA & RHS 10.0% 12.0% 11.9% 17.9% 11.8% 9.3% 10.1% 13.0% 
% Conv. Loans to Blacks 6.8% 11.4% 16.4% 19.2% 11.1% 14.1% 21.3% 21.2% 
% FHA loans to Blacks 13.8% 18.0% 21.7% 24.1% 26.5% 28.7% 34.4% 30.2% 
% VA loans to Blacks 12.8% 16.8% 16.5% 19.5% 25.9% 26.1% 31.8% 28.5% 
% FSA & RHS Loans to Blacks 15.1% 14.3% 13.0% 13.1% 20.6% 17.8% 13.2% 11.2% 
Conv. Loan Black Denial Rate 19.3% 29.9% 39.6% 53.5% 19.0% 30.7% 40.5% 52.6% 
FHA denial rate to Blacks 13.8% 25.0% 35.5% 48.0% 15.0% 21.4% 28.3% 40.2% 
Black denial rate for VA loans 11.4% 18.4% 24.2% 38.4% 12.6% 18.9% 26.3% 38.8% 
Black FSA &RHS denial rate 8.1% 17.6% 13.4% 24.1% 14.5% 13.5% 20.0% 27.8% 
Data Source: 2015 HMDA 
                                               
27 Federal Housing Commissioner, Office of the Assistant Secretary for Housing. (2013) “Federal Housing Administration Risk 
Management Initiatives: New Manual Underwriting Requirements.” Department of Housing and Urban Development, Federal 
Register Vol. 78, No. 238. Wednesday, December 11, 2013.  
28 According to the 2015 American Community Survey (ACS), African Americans make up 22% of NC population, and are 
therefore generally underrepresented in these figures as a group. 
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Property Type 
The overwhelming majority of loan applications in NC in 2015 were in the HMDA reporting category of 
1-4 unit family dwelling which includes detached, single-family homes, as well as multi-unit housing like 
duplexes, in structures with up to four units that share walls. In urban areas, this category makes up 
between 95% and 99% of loan applications. In rural areas this makes up between 95% and 80% of 
applications, with manufactured housing making most of the rest. 
 
As denial rate increases in rural tracts the percentage of loans for manufactured housing increases 
dramatically, and is likely correlated with the increasing distance from urban centers. Denial rates for 
manufactured housing loans are higher than those for 1-4 unit family dwellings, and applicant incomes 
are much lower.  
 
Table 8: Share of Loan Applications, Denial Rates and Applicant Incomes by Housing Type 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-30% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Percent 1-4 Family Loans 95.2% 92.1% 87.6% 80.6% 98.7% 98.5% 97.7% 95.3% 
Percent Manufactured Loans 4.8% 7.9% 12.4% 19.3% 1.2% 1.5% 2.2% 4.6% 
Total Denial Rate for 1-4 Fam. Loans 14.0% 17.9% 22.0% 28.5% 13.9% 16.7% 22.0% 27.2% 
Total Denial Rate for Manufactured. Loans 26.8% 31.9% 33.7% 40.9% 37.9% 40.7% 41.2% 41.0% 
Black percent of all 1-4 Fam. Loan applications 9.9% 14.9% 17.7% 21.1% 18.2% 20.9% 28.8% 26.7% 
Black percent of all Manufactured Loan 
applications 15.7% 20.3% 33.8% 32.9% 15.8% 26.7% 29.5% 33.3% 
Black denial rate for 1-4 fam loans 15.3% 25.0% 35.2% 48.5% 16.1% 25.0% 34.0% 47.6% 
Black denial rate for Manufactured loans 20.4% 32.2% 37.8% 54.2% 35.5% 50.4% 46.8% 54.7% 
Average Income of 1-4 Fam. Applicants $97,000  $83,000  $79,500  $69,600  $95,000  $89,600  $77,800  $79,400  
Average Income of Manufactured Applicants $49,500  $46,300  $48,000  $45,700  $46,900  $41,800  $44,100  $43,300  
Average income of Black 1-4 Fam. Applicants $81,300  $69,200  $59,300  $53,000  $78,100  $71,100  $63,300  $55,000  
Average income of Black Manufactured 
Applicants $43,900  $40,900  $44,200  $41,500  $43,500  $36,700  $44,000  $41,000  
Data Source: 2015 HMDA 
*There were too few loans on the Multi-family type of housing to allow for analysis 
 
Loan Purpose 
Across NC, loan applications for new home purchases account for about 50-42% of all applications, 
while refinancing accounts for 50-43%, with home improvement loans accounting for the remaining 5-
10%. Denial rates for all three purposes increase with denial rate category, though are lowest for new 
home purchases, followed by refinance, and highest for home improvement.  
 
This pattern in denial rates may be connected to the risk involved in the collateral for each type of loan. 
All new construction falls into the new loan category, with the property serving as collateral on the loan 
and in the perfect condition at the time the loan is originated. Borrowers looking to refinance do so at 
some point over the course of a property’s life span, rather than on new properties, meaning the 
condition and value of the physical structure will be reduced compared to when it was new. Home 
improvement loans can be secured by a lien on the property like new purchases or refinancing, but, 
whereas the other two purposes always have the right to foreclose on the property, this is not always a 
part of home improvement loan. If a borrower is not willing to accept such a lien on their property, the 
lender may feel the risk is too great and deny the application. 
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Table 9: Share of Total Loans and Denial Rates by Loan Purpose  
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-30% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Percent of Applications for Home Purchases 51.0% 47.7% 45.1% 45.8% 49.9% 47.5% 42.7% 42.6% 
Percent of Applications for Home Improvement 5.4% 6.5% 8.9% 10.0% 4.6% 5.3% 7.1% 9.1% 
Percent of Applications for Refinance 43.6% 45.8% 46.0% 44.2% 45.6% 47.1% 50.2% 48.3% 
Home Purchase Denial Rate 8.3% 12.1% 16.2% 23.4% 7.7% 9.5% 11.8% 16.3% 
Home Improvement Denial Rate 42.3% 45.9% 47.0% 54.9% 41.6% 46.0% 52.2% 59.3% 
Refinance Denial Rate 20.4% 24.2% 28.3% 35.0% 20.1% 22.7% 28.1% 33.0% 
Data Source: 2015 HMDA 
 
There is some variation by racial and ethnic group, though Black applicants tend to make up a greater 
percentage of each loan purpose as denial rate increases. This is also largely correlated with higher 
Black populations.  The exception is in the highest denial urban category, indicating that in these tracts 
loan applications, particularly for new home purchases, have larger than expected shares of White and 
Hispanic applicants. There are two possible trends at work here. Because the highest denial tracts 
often have the lowest incomes and highest poverty they represent both the opportunity for lower-
income Hispanics to purchase homes and for White investors seeking property in formerly poor 
neighborhoods near revitalizing downtown centers. This second pattern is observed in detail through a 
deeper look at downtown Durham, NC, beginning on page 22. 
 
Table 10: Loan Purpose by Racial and Ethnic Group 
 Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate for 
African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Applicants for Home Purchases that are Black 9.1% 13.1% 16.5% 19.3% 17.2% 17.5% 21.1% 16.6% 
Applicants for Home Improvements that are Black 9.9% 18.5% 27.2% 31.5% 18.5% 27.1% 37.2% 43.4% 
Applications for Refinancing that are Black 11.4% 17.1% 21.2% 25.3% 19.2% 24.0% 34.3% 33.1% 
Applicants for Home Purchases that are White 72.1% 75.8% 74.3% 71.8% 67.4% 67.2% 63.7% 68.3% 
Applicants for Home Improvements that are White 78.8% 73.4% 64.6% 61.6% 69.5% 61.5% 52.3% 47.5% 
Applicants for Refinancing that are White 75.0% 74.1% 70.4% 68.3% 68.6% 64.1% 54.6% 58.0% 
Applicants for Home Purchases that are Hispanic 5.3% 6.3% 5.1% 5.4% 6.3% 7.4% 9.4% 9.7% 
Applicants for Home Improvement Loans that are Hispanic 7.0% 5.3% 4.4% 3.2% 6.9% 6.4% 6.7% 5.0% 
Applicants for Refinancing that are Hispanic 4.6% 4.1% 2.9% 2.7% 4.9% 5.5% 6.0% 4.6% 
Data Source: 2015 HMDA 
 
Denial rates for each racial and ethnic group are generally correlated with denial rate category, with 
Blacks showing the largest increases in denial rate in higher denial categories. In general, each group 
also matches the overall trend of highest denial rates for home improvement loans, then refinancing 
and experiences the lowest denial rates for home purchases. 
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Table 11: Denial Rates for Loan Purpose Categories by Race and Ethnicity 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Black Purchase loan denial rate 10.3% 15.6% 24.7% 37.3% 9.2% 13.6% 18.6% 31.3% 
White Purchase loan denial rate 7.2% 9.3% 10.7% 16.1% 6.1% 6.7% 7.5% 10.4% 
Hispanic Purchase loan denial rate 9.5% 18.5% 22.0% 28.4% 11.1% 13.5% 15.8% 20.7% 
Black Improvement Loans Denial rate 40.0% 52.7% 57.3% 70.5% 43.0% 57.4% 67.2% 73.7% 
White Improvement Loans Denial rate 40.8% 43.8% 40.7% 45.7% 39.5% 39.9% 41.4% 47.4% 
Hispanic Improvement Loans Denial rate 54.3% 56.9% 67.7% 60.4% 54.9% 57.6% 60.3% 61.8% 
Black Refinance loan denial rate 18.1% 29.8% 38.6% 53.3% 20.9% 30.4% 37.6% 48.8% 
White Refinance loan denial rate 20.3% 22.0% 24.4% 27.4% 18.2% 18.7% 21.3% 23.3% 
Hispanic Refinance loan denial rate 23.2% 28.1% 31.1% 31.2% 28.5% 27.9% 31.6% 34.7% 
Data Source: 2015 HMDA 
 
When the purpose of loan applications is broken down by lender and lending category it becomes clear 
that many lenders specialize or have a preference for one over the others. For new home purchases 
Vanderbilt is most heavily overrepresented, with a greater share of rural than urban, particularly in the 
highest denial category. Movement Mortgage and lenders that received between 5,000 and 1,000 
applications in NC are also overrepresented. SECU is overrepresented, but only in rural areas and 
higher denial urban categories.  
 
Table 12: Percent of New Home Purchase Loan Applications by Denial Category Received By Each Lender and 
Lending Category 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 5.57% 5.12% 5.15% 4.07% 7.15% 7.16% 6.58% 6.28% 
SECU 6.33% 9.13% 10.73% 12.54% 6.45% 6.68% 8.19% 8.82% 
BB&T 5.17% 6.10% 7.23% 8.45% 3.60% 4.16% 5.44% 6.35% 
Quicken Loans 1.64% 1.83% 1.60% 2.02% 1.78% 2.07% 2.22% 1.86% 
Suntrust 1.62% 1.51% 0.76% 0.80% 1.61% 1.79% 1.48% 1.60% 
Loandepot.com 0.28% 0.24% 0.18% 0.09% 1.18% 0.51% 0.45% 0.33% 
Movement Mortgage LLC 5.07% 6.40% 3.32% 1.80% 7.94% 7.25% 6.59% 5.53% 
Bank of America 1.83% 1.39% 0.89% 0.71% 2.98% 3.15% 2.70% 2.28% 
JP Morgan Chase 0.60% 0.42% 0.23% 0.20% 0.57% 0.52% 0.35% 0.35% 
Vanderbilt Mortgage 3.21% 8.14% 15.53% 25.45% 1.31% 2.01% 3.20% 8.75% 
Freedom Mortgage 0.36% 0.15% 0.13% 0.09% 0.27% 0.23% 0.17% 0.24% 
Lenders between 10K and 5K mortgages 6.56% 5.29% 5.15% 3.19% 6.30% 6.25% 6.40% 5.93% 
Lenders between 1k and 5K mortgages 39.60% 34.03% 31.22% 26.74% 36.37% 36.51% 34.15% 30.03% 
Lenders between 500 and 1000 mortgages 12.35% 9.51% 6.59% 5.45% 11.74% 11.04% 10.46% 9.97% 
Lenders between 500 and 100 mortgages 7.71% 8.85% 8.92% 6.78% 8.68% 8.57% 9.01% 9.43% 
Lenders under 100 mortgages 2.10% 1.89% 2.36% 1.60% 2.08% 2.12% 2.61% 2.26% 
Data Source: 2015 HMDA 
 
Those lenders with a high share of home improvement loans are all large banks, including Wells Fargo, 
BB&T, Suntrust, and lenders that received between 10,000 and 5,000 applications. Non-bank lenders 
are underrepresented for this loan purpose. 
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Table 13: Percent of Home Improvement Loan Applications by Denial Category Received by Each Lender and 
Lending Category 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 20.2% 17.2% 16.8% 19.9% 21.2% 22.1% 22.7% 26.1% 
SECU 3.8% 6.5% 5.8% 7.2% 3.9% 3.5% 4.5% 5.1% 
BB&T 15.4% 13.5% 17.7% 20.5% 12.7% 12.8% 14.4% 13.7% 
Quicken Loans *no reported applications for home improvement loans 
Suntrust 17.3% 20.0% 17.4% 18.7% 20.7% 21.9% 20.4% 24.8% 
Loandepot.com   0.1%             
Movement Mortgage LLC    0.2%   0.1% 0.1% 0.0%   
Bank of America 1.2% 1.2% 0.7% 0.3% 1.9% 1.8% 1.1% 1.4% 
JP Morgan Chase 0.3% 0.1% 0.1%   0.2% 0.1% 0.2%   
Vanderbilt Mortgage *no reported applications for home improvement loans 
Freedom Mortgage 0.1%   0.1% 0.1% 0.0% 0.0%   
Lenders between 10K and 5K mortgages 17.0% 17.1% 18.7% 13.0% 13.6% 13.1% 13.1% 8.0% 
Lenders between 1k and 5K mortgages 8.7% 9.7% 8.3% 8.0% 9.0% 9.8% 10.1% 9.7% 
Lenders between 500 and 1000 mortgages 2.9% 1.8% 2.4% 2.5% 3.2% 2.8% 2.8% 2.8% 
Lenders between 500 and 100 mortgages 9.2% 9.8% 6.3% 6.1% 9.7% 8.6% 7.5% 4.9% 
Lenders under 100 mortgages 3.8% 3.1% 5.8% 3.7% 3.7% 3.5% 3.2% 3.5% 
Data Source: 2015 HMDA 
 
JP Morgan Chase and lenders that received between 10,000 and 5,000 applications, as well as the rest 
of the large non-bank lenders, Quicken, LoanDepot.com and Freedom Mortgage, received a higher 
proportion of applications for refinancing. Bank of America also shows a slightly higher frequency of 
these loans, though only for lower denial rate categories. 
 
Table 14: Percent of Refinancing Loan Applications by Denial Category Received by Each Lender and Lending 
Category 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 31 - 40% 41%+ 
20% and 
under 
21-
31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 7.28% 6.50% 6.18% 5.24% 8.97% 8.55% 8.33% 7.80% 
SECU 5.25% 6.82% 8.47% 9.62% 4.86% 4.91% 5.68% 5.75% 
BB&T 3.70% 4.28% 5.13% 6.80% 3.00% 2.92% 3.40% 4.08% 
Quicken Loans 7.33% 8.02% 8.50% 8.27% 8.26% 8.53% 8.55% 7.83% 
Suntrust 2.03% 2.35% 2.15% 2.41% 2.22% 2.13% 2.43% 2.25% 
Loandepot.com 6.48% 7.30% 7.37% 6.75% 6.35% 6.81% 7.50% 6.47% 
Movement Mortgage LLC 0.79% 0.76% 0.22% 0.12% 0.84% 0.76% 0.55% 0.54% 
Bank of America 3.45% 2.81% 1.87% 1.78% 3.75% 4.09% 3.47% 2.97% 
JP Morgan Chase 1.24% 1.06% 1.11% 0.90% 1.37% 1.50% 1.24% 1.13% 
Vanderbilt Mortgage *no reported applications for refinancing loans 
Freedom Mortgage 5.37% 5.86% 4.80% 3.81% 5.55% 5.88% 6.28% 4.02% 
Lenders between 10K and 5K mortgages 10.36% 9.91% 11.57% 10.68% 9.71% 10.61% 11.33% 11.16% 
Lenders between 1k and 5K mortgages 28.72% 26.75% 24.97% 26.25% 26.61% 25.68% 24.57% 26.46% 
Lenders between 500 and 1000 mortgages 9.79% 9.13% 9.67% 10.67% 10.14% 9.33% 8.76% 9.21% 
Lenders between 500 and 100 mortgages 5.91% 6.03% 5.45% 4.50% 5.92% 5.97% 5.76% 7.51% 
Lenders under 100 mortgages 2.31% 2.42% 2.57% 2.18% 2.45% 2.32% 2.16% 2.82% 
Data Source: 2015 HMDA 
 
Low-Income African American Applicants 
Because denial rate is so strongly tied to the applicant’s financial state, a final level of analysis was 
conducted to investigate the lending needs and outcomes of low-income African American’s across NC. 
This was accomplished by separating out, first, all of the applications where the primary applicant was 
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Black, then applications where the borrower’s income was lower than the median income for their 
census tract.  
 
Results of this analysis are shown in Tables 15, 16, and 17 below. First, the lenders that 
disproportionally received applications from this population of applicants are Wells Fargo, especially in 
the higher denial categories, Quicken Loans, Freedom Mortgage and lenders that received between 
10,000 and 1,000 loan applications. SECU and Vanderbilt are overrepresented in rural areas, but not 
urban areas. LoanDepot.com, Movement Mortgage and lenders that received under 1000 loan 
applications are underrepresented. JP Morgan Chase, which is underrepresented in the primary level of 
analysis, is also slightly underrepresented in this group of applicants. 
 
Table 15: Percent of Loan Applications by Lender for African American Borrowers Below Tract Median Income 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 
21-
30% 31 - 40% 41%+ 
20% and 
under 
21-
31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 7.67% 7.15% 7.79% 10.05% 7.86% 8.41% 9.97% 10.51% 
SECU 9.32% 9.06% 8.95% 11.17% 5.70% 6.98% 6.75% 6.43% 
BB&T 3.01% 4.35% 4.62% 4.61% 1.72% 2.34% 2.84% 3.63% 
Quicken Loans 3.61% 2.73% 2.60% 2.30% 2.38% 3.36% 3.46% 2.87% 
Suntrust 2.71% 3.46% 3.03% 3.77% 1.72% 3.17% 3.79% 6.73% 
Loandepot.com 3.76% 4.86% 3.03% 3.70% 5.50% 6.15% 6.85% 4.99% 
Movement Mortgage LLC 2.86% 3.02% 0.72% 0.14% 5.46% 4.10% 2.87% 0.61% 
Bank of America 1.95% 2.36% 0.72% 0.56% 3.65% 2.94% 3.01% 2.57% 
JP Morgan Chase 0.75% 0.88% 0.43% 0.21% 0.49% 0.63% 0.54% 0.45% 
Vanderbilt Mortgage 3.61% 5.23% 12.55% 15.14% 0.62% 1.09% 1.66% 3.63% 
Freedom Mortgage 6.32% 7.37% 5.77% 3.98% 7.90% 8.49% 8.20% 6.05% 
Lenders between 10K and 5K mortgages 7.52% 10.17% 12.55% 11.37% 10.30% 10.79% 11.18% 14.60% 
Lenders between 1k and 5K mortgages 27.37% 21.67% 19.62% 18.77% 26.92% 23.82% 21.94% 21.03% 
Lenders between 500 and 1000 mortgages 10.38% 9.14% 9.16% 7.61% 10.94% 10.23% 9.38% 9.00% 
Lenders between 500 and 100 mortgages 7.67% 7.30% 5.77% 4.68% 7.04% 5.72% 5.61% 4.69% 
Lenders under 100 mortgages 1.50% 1.25% 2.67% 1.95% 1.79% 1.79% 1.94% 2.19% 
Data Source: 2015 HMDA 
 
The most striking outcome of this analysis was the variation in loan purpose for lower-income Black 
applicants across different denial tracts in urban and rural areas. Generally, the overall trends observed 
in the previous look at loan purpose are magnified for this population. In lower denial rate categories 
the proportion of applications for each purpose was similar to the overall rates shown earlier, though 
with slightly fewer applications for new purchases. However, as denial rate increases applications for 
new purchases drop off especially in urban areas. In both rural and urban areas the rate of applications 
for home improvement loans increases. In rural areas, as denial rate increases, demand for refinancing 
goes down, while in urban areas it increases. 
 
Denial rates are low for the lowest denial rate category, both urban and rural, even for Black 
households below their area’s median income. However, denial rates are higher in all categories for this 
population, which is to be expected based on lower incomes. Denial rates are also generally higher in 
rural areas than in urban, with the exception of refinancing applications in the lowest denial rate 
category, and home improvement applications in the highest denial rate category. Home improvement 
loans are even more difficult for this population to get, and extremely unlikely in the highest denial 
category, both urban and rural. This is likely a function of both lower overall incomes in these areas and 
perhaps, also the low quality of housing stock as collateral for loans. 
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Table 16: Percent of Loan Purpose and Denial Rate by Loan Purpose for African American Borrowers Below 
Tract Median Income 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate for 
African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Percent of Applications for New  Home Purchases 42.3% 35.2% 32.8% 34.7% 43.1% 35.4% 28.5% 23.3% 
Percent of Applications for Home Improvement Loans 6.5% 8.1% 14.6% 16.7% 4.1% 6.8% 9.1% 14.8% 
Percent of Applications for Refinancing 51.3% 56.7% 52.7% 48.6% 52.9% 57.8% 62.3% 62.0% 
Denial Rate for New  Home Purchase Applications 13.9% 20.9% 30.6% 46.5% 11.0% 15.6% 24.0% 37.3% 
Denial Rate for Home Improvement Applications 44.2% 60.0% 61.9% 78.8% 50.5% 63.3% 72.3% 84.6% 
Denial Rate Refinancing Applications 15.8% 28.3% 36.2% 52.7% 19.6% 28.9% 36.0% 49.1% 
Data Source: 2015 HMDA 
 
Compared with overall use of FHA for all NC mortgage applicants, and Black applicants of all income 
ranges (Table 7 above), lower-income African Americans showed a much greater reliance on 
government backed loans than the general population, especially in lower denial categories. In higher 
denial categories, use of government backed loans declines, representing either lack of access to 
lenders willing to use those types of loans, or incomes and credit histories that do not meet the 
underwriting requirements for government backed loans. Even more pronounced than for all Black 
applicants, there is greater use of government backed loans in urban areas compared to rural for this 
population. 
 
Table 17: Percent of Each Loan Type for African American Borrowers Below Tract Median Income 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate 
for African Americans) 
20% and 
under 21-30% 31 - 40% 41%+ 
20% and 
under 21-31% 31 - 40% 41%+ 
Rural - Urban Split Rural Urban 
Conventional 41.8% 46.1% 58.2% 65.5% 38.4% 42.2% 43.8% 56.7% 
FHA-insured 24.1% 26.8% 22.3% 22.2% 34.4% 34.7% 34.6% 29.8% 
VA-guaranteed 27.7% 22.3% 16.0% 9.6% 24.9% 21.3% 20.8% 12.8% 
FSA/RHS-guaranteed 6.5% 4.9% 3.5% 2.7% 2.4% 1.7% 0.8% 0.8% 
Data Source: 2015 HMDA 
 
 
 
A Closer Look at High Denial Tracts in Urban and Rural Contexts 
 
To get a more complete picture of what these high denial rate tracts, both urban and rural, actually look 
like on the ground, I’m going to zoom in to downtown Durham, and Bertie County, NC. Durham is one 
of NC’s larger cities, has a large African American population, and is illustrative of the patterns 
identified in the previous analysis. A number of tracts in and around the urban core have high denial 
rates for African American loan applications and those areas of high denial are correlated with the 
highest concentrations of African American population. Bertie County also has a large African American 
population, is entirely rural, and like much of the most rural areas in NC, entirely made up of tracts in 
the highest denial rate category. 
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High Denial Urban Tracts: A brief look at Durham, NC 
Durham is North Carolina’s fourth largest city with a population of about 250,000.29  Located in central 
NC, Durham is part of the Triangle metro region, with Chapel Hill and Raleigh. Durham has a 
population density of 2,291.9 and is about 40% African American, well above the ratio for NC as a 
whole. For the purposes of my study, Durham is large enough to have a significant urban core 
surrounded by dense neighborhoods, and many different lending institutions have a presence in the 
City. 
 
Durham’s real growth began as a tobacco processing center in the years following the civil war, and 
continued to see growth as a hub for both tobacco and textiles until well into the 20th century.30 Durham 
has also had a large, and historically vibrant and entrepreneurial, African American population, 
originally centered in the Hayti District southeast of Downtown. Hayti served as both an economic and 
cultural center for the Black population of central NC, and the South in general for many years. Durham 
was home to the Black owned and operated North Carolina Mutual Insurance Company and what 
would become North Carolina Central University.31 
 
In the 1950’s, Durham began to experience stalling economic conditions as industrial employment and 
textile and tobacco wholesaling declined.32 In response, the City followed the example of many 
stagnating municipalities, and drafted urban renewal plans. These efforts resulted primarily in the 
destruction of the black economic district of Hayti, leaving the Black community and Durham as a whole 
in dire economic straits that would include disinvestment and fleeing downtown businesses until the 
2000s.33 
 
In the 1990s the City intentionally began encouraging a process of revitalization. It started slowly at 
first, but with the help of some crucial partners has recently led to a vibrant and active downtown, 
attracting new businesses and residents. Since 2000 there has been $1.2 billion in investment in 
downtown Durham, with $250 million of projects currently under construction and $200 million in the 
planning stages.34 This current and planned construction translates to 115,060 square feet of new retail 
space, 1.2 million square feet of new office space, and 1,348 new residential units.35 
 
This renewal has come at some costs, and has effected some sections of the City more than others. 
The areas around Duke University (census tracts 5.00, 4.02, 3.01, 15.01, 15.02 in the map below) and 
adjacent to downtown (tracts 22.00, 3.02, and 2.00) have experienced faster change in home prices 
and rents than areas farther south and east of the city center.36 That change is starting to expand 
outward, as new investment, new residents and property speculation move farther into the traditionally 
lower-income and African American south and east Durham. This investment is beginning to cause 
displacement, especially of low-income renters.37 
                                               
29 NC League of Municipalities. “Cities by Population.”  
30 Anderson, J.B. (2011) Durham County: A History of Durham County North Carolina, 2nc Ed. Duke University Press. Pg 108-
130, 147-186 
31 Ibid, pg 130-139, 187-190 
32 Ibid, pg 349-352,  
33 Ibid, pg 342-344 
34 Downtown Durham Inc. (2017) “Welcome to Your Downtown, Downtown Durham by the Numbers.” 
35 Downtown Durham Inc. (2016) “Downtown Durham 2016 Annual Report”. 
36 Social Explorer Tables: ACS 2015 (5-Year Estimates)(SE), ACS 2009 (5-Year Estimates)(SE), Census 2000, Social 
Explorer; U.S. Census Bureau 
37 White, G.B. (2016) “The Downside of Durham’s Rebirth.” The Atlantic, March. 
24 
 
The area chosen for further investigation is made of up of twenty-three census tracts that form a rough 
circle around Durham’s urban core and includes all of its urban neighborhoods. These tracts are 
labeled in Figure 2 below, and outlined in blue. It is important to note that this circle includes all but one 
of the highest denial census tracts in Durham, with the rest of the county, mostly suburban areas, 
having lower denial rates. This small study area also includes all of the tracts referenced above, the 
Hayti area and the traditional majority-Black sections of the City. 
 
Figure 2: Downtown Durham – African American Denial Rate by Census Tract for Tracts with More than 12 
African American Loan Applications 
 
Data Source: 2015 HMDA, map created by author in ESRI ArcGIS 
 
Tracts with Less Than 12 African American Loan Applications 
Durham’s central business district is primarily within tract 22.00. Currently made up of mostly 
commercial buildings housing office space and an increasing number of retail and dining 
establishments, the lack of residential property is one of the reasons there are not enough African 
American loans in this tract to analyze. Duke University’s East Campus is tract 15.03, labeled 
specifically on the map, and is entirely owned by the University. The remaining tracts that do not have 
at least 12 Black loan applications do so for two main reasons; lower black populations than the rest of 
                                               
Sorg, L. (2016) “Durham CAN’s public subsidy tour: a beginner’s guide to tax incentives, diversity and affordable housing 
downtown.” Bull City Rising. January. 
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the area around downtown Durham, and a high percentage of renters, in many cases because of the 
presence of Duke students. Tracts 4.01, 3.02, have the highest rates of homeownership in the area 
around downtown but are only 2% and 15% Black respectively by population. Tracts 15.01 and 15.02 
contain Duke Hospital, most of Duke’s West Campus, and a number of student rentals, and have rental 
rates of 84% and 98% respectively. Tract 4.02, adjacent to Duke’s East and West Campus’, is also 
72% rental.  
 
Tracts 9.00 and 23.00 are 72% and 89% renter respectively, while also being majority black, unlike the 
tracts around Duke’s campuses. These tracts also have the highest rates of unemployment, and lowest 
incomes (accounting for high student areas) in this category. Combined with the fact that they have 
some of the higher numbers of Black loan applications among those tracts with fewer than 12 Black 
applications, this indicates these are non-student residential areas and unlike the other tracts in this 
category, poverty may be a factor in the number of mortgage applications. The non-student 
neighborhoods in this group tend to have low African American populations and higher median incomes 
than the other downtown tracts, including all tracts with more than 12 Black loan applications. A 
comparative map of the Black percent of the population of each downtown tract is included in Appendix 
B, Figure 5. 
 
Table 18: Downtown Durham Tracts with Fewer than 12 Black Loan Applications 
Tract Percent Black Alone 
Median Household 
Income 
Percent Renter 
Occupied 
Significant Student 
Presence 
4.01 2% $72,778 25% No 
4.02 5% $45,610 72% Yes 
3.02 15% $50,474 57% Some 
15.01 21% $9,107 84% Yes 
22.00 26% $62,917 73% No 
15.02 34% $25,393 98% Yes 
9.00 65% $25,069 72% No 
23.00 72% $17,115 89% No 
Data Source: 2015 HMDA 
 
 
Tracts with More Than 12 African American Loan Applications 
Overall, the tracts included in the primary analysis, those with more than 12 Black loan applications, 
have similarly high percentages of renters but lower median incomes and much larger Black 
populations than those tracts with fewer than 12 Black applications in Durham. In downtown Durham, 
these tracts include a wide range of African American denial rates, from 20% to almost 60%. To get a 
better idea of the factors involved in these differences I split them into three categories; those tracts that 
were at or below a 30% denial rate, those between 30% and 50%, and those over 50% as laid out in 
Table 19 below. As tract denial rate increases applicants move away from Wells Fargo and SECU, and 
are replaced by Suntrust, nonbank lenders and lenders that made fewer loans in NC in 2015. 
 
Similarities 
First, there are some similarities across these new groups. They have similar ages of housing stock, 
wide differences and no discernible pattern in the Hispanic denial rate, and overall loan denial rates by 
lender follow the general pattern of increasing with higher African American denial rate. For specific 
lenders, SECU has the lowest denial rates in almost all cases and accounts for an outsized proportion 
of loans compared to SECU’s share of overall applications.  
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Lending Patterns 
The starkest differences lie in the lenders serving these tracts. For the highest denial rate category, 
those tracts with Black denial rates above 50%, SECU represents a much smaller portion of total 
applications; 13% compared to 24% and 21%. Additionally, Wells Fargo is heavily overrepresented in 
the lowest denial rate category, while Suntrust and LoanDepot.com received far fewer loan applications 
in the lowest denial tracts than the two higher denial categories. As noted earlier, Suntrust and 
LoanDepot.com have the highest denial rates throughout NC. This may indicate that some of the 
difference in denial rate in downtown Durham is caused by differences in access to financial institutions 
with less stringent underwriting requirements and community oriented lending. 
 
In general, the tracts with the greatest use of FHA loans were in the two higher denial categories, 
though clustered in tracts with the middle category, where denials were between 40% and 50%. This 
indicates a correlation between use of FHA loans and other factors that play a role in the African 
American Denial rate. Exactly what these factors are is difficult to tell. While they are in the middle to 
low end of the shown range of median incomes, and median home values for all tracts with 12 or more 
Black applications, they display a wide range in median gross rents, poverty rates, rental rates, and 
unemployment rate. Location may give some clues as the highest FHA tracts are on the edges of my 
study area. Three of the four highest are located in east and Southeast Durham, heavily Black areas of 
the City where the changes closer to downtown have not yet had as much impact on property values. 
 
Table 19: Black Loan Applications and Denial Rates in Tracts with 12 or More Black Loan Applications in 
Downtown Durham Area 
  Tracts with 12 or More Black Loan Applications 
Black Denial Rate Category 
30% or 
Below 
30% to 
50% Over 50% 
30% or 
Below 
30% to 
50% Over 50% 
Percent of Loan Applications and Denial Rate Black Loan Applications Black Denial Rate 
Percent of Total Tract Loan Applications with a Black Primary Applicant 29.6% 45.7% 24.9%  -   -   -  
Wells Fargo 18% 8% 8% 45% 57% 67% 
SECU 21% 24% 13% 8% 32% 40% 
BB&T 0% 7% 3%   83% 100% 
Quicken Loans 5% 2% 5% 67% 0% 71% 
Suntrust 2% 14% 14% 0% 85% 81% 
Loandepot.com 0% 5% 6%   80% 56% 
Movement Mortgage LLC 0% 3% 1%   0% 0% 
Bank of America 0% 1% 1%   0% 0% 
JP Morgan Chase 0% 2% 0%   50%   
Vanderbilt Mortgage 0% 0% 1%     100% 
Freedom Mortgage 3% 4% 3% 0% 0% 0% 
Lenders between 10K and 5K mortgages 7% 14% 9% 75% 23% 54% 
Lenders between 1k and 5K mortgages 31% 10% 22% 21% 44% 30% 
Lenders between 500 and 1000 mortgages 5% 2% 7% 0% 0% 60% 
Lenders between 500 and 100 mortgages 7% 1% 5% 0% 0% 63% 
Lenders under 100 mortgages 2% 0% 3% 0%   60% 
Data Source: 2015 HMDA 
 
Loan Purpose 
Across the downtown Durham study area, loan applications for new purchases and refinancing each 
account for about 45% of all loans with home improvement loans making up the remaining 10%. 
However, these numbers look very different for Blacks and Whites. Black applications in downtown are 
split roughly 20% new purchases, 60% refinance, and 20% home improvement, while Whites are split 
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52%, 41%, 7% respectively. Black applicants seeking loans for any purpose were also much more 
likely to be denied than White applicants. 
 
In looking at the different denial categories, the few Black applicants in the tracts with less than 12 
Black loan applications were much more likely to be seeking homeownership than in the rest of the city, 
and the denial rates are much lower. With the exception of the two census tracts with the lowest Black 
denial rates, Black denial rate is correlated with fewer loans for home purchases and more for home 
improvement and refinancing. White applicants are much more likely to be seeking to purchase 
regardless of whether the tract is majority Black. White applicants make up a large percentage of home 
purchase applications compared to African Americans in all tracts except 13.01 and 13.03 in south 
Durham, and 10.02 at the eastern edge, all tracts where displacement and rising home values have 
occurred the least. Together these trends might indicate that wealthier Black households are locating 
outside of southeast Durham and White households or investors are the major new purchasers of 
property in this area. 
 
Table 20: Percent of Applications and Denial Rates for Loan Purpose for Black and White Applicants in 
Downtown Durham 
      
Tracts with 12 or More Black Loan 
Applications 
Tracts with Less than 12 
Black Loan Applications 
Race Loan Purpose 
Application Percentage 
and Denial Rate Over 50% 30% and 50% Below 30%   
Black 
New Purchases 
Percent of Black Applications 17% 26% 10% 31% 
Denial Rate 44% 30% 33% 9% 
Home 
Improvement 
Percent of Black Applications 21% 18% 15% 31% 
Denial Rate 84% 94% 44% 82% 
Refinancing 
Percent of Black Applications 63% 57% 75% 39% 
Denial Rate 45% 33% 20% 50% 
  
Black percent of Total 
Applications  20% 39% 26% 7% 
White 
New Purchases 
Percent of Applications 51% 55% 54% 51% 
Denial Rate 5% 5% 13% 7% 
Home 
Improvement 
Percent of Applications 9% 5% 6% 5% 
Denial Rate 31% 25% 13% 28% 
Refinancing 
Percent of Applications 40% 40% 40% 44% 
Denial Rate 19% 24% 10% 14% 
  
White Percent of Total 
Applications 53% 32% 56% 71% 
Data Source: 2015 HMDA 
 
Other Tract Characteristics 
In addition to lending factors there are differences in tract characteristics. The unemployment rate is 
lowest on average in the lowest denial rate category indicating an expected connection between wealth 
and poverty and denial rate. Hispanics make up the largest percentage of tract population in tracts in 
the highest denial rate category. This may also be an indicator of the connection between income and 
Black denial rate as Hispanics in the City of Durham have median incomes similar to African 
Americans, and much lower than Whites, and are overrepresented in lower, rather than higher income 
tracts in my downtown study area.38 
 
                                               
38 Social Explorer Tables: ACS 2015 (5-Year Estimates)(SE), ACS 2015 (5-Year Estimates), Social Explorer; U.S. Census 
Bureau 
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Also, while there isn’t a correlation between the Black denial rate and the percentage of the tract 
population that is Black, there is a correlation between the percentage of the population that is Black 
and a number of other characteristics. Higher Black population is an indicator of lower median incomes, 
lower median owner-occupied home values, lower median gross rents, and higher poverty rates for 
children, adults and the elderly. Higher Black populations are also correlated with higher overall denial 
rates. When compared to the overall denial rate, the Black denial rate also increases at a much greater 
rate. Black denials are nearly equal with the overall denial rate in the lowest denial rate tracts and as 
much as three times the overall rate in the highest Black denial rate tracts. 
 
The widest ranges in median incomes, median owner-occupied values, unemployment rate, and 
poverty rate are in the highest denial category. This indicates that there may be different forces at work 
in these tracts, and they fall into two distinct categories based on the percentage of Black population.  
Those tracts with high denials where African Americans make up around 30% of the population are 
located south west of the city and closer to downtown. Those tracts where African Americans are the 
majority of the tract population are located in southeast Durham. These southeast tracts have lower 
median incomes, higher unemployment, lower median home values and slightly higher percentages of 
renters, and most importantly, higher overall denial rates than high Black denial tracts elsewhere in the 
city. While there are a number of likely factors playing a role in this trend, it generally indicates that 
while all racial and ethnic groups have a harder time getting loans in southeast Durham, there are some 
racial and ethnic groups that have much easier time than African Americans in getting loans in those 
other high Black denial tracts elsewhere in the City. A complete table of additional characteristics by 
census tract is included in Appendix B, Table 7. 
 
 
High Denial Rural Tracts: A Brief Look at Bertie County 
 
Bertie is a rural county in north eastern NC, with its western border on the Chowan River and Albemarle 
Sound. At the 2015 ACS the county had a population of 20,518 people and a population density of 29.3 
persons per square mile.  The County is 62% black and is made up of only four census tracts. The 
black population is highest in the western end of the County, tract 9603.00 (Figure 5, Appendix B).  
Windsor is the county seat and largest municipality with 3,652 people in 2015.39 The nearest urban 
centers identified in developing the urban-rural zones for the primary data analysis are Rocky Mount 
and Greenville, both of which are about an hour’s drive from Windsor. 
 
Bertie County has a colonial history, founded in 1722, and has been rural and primarily devoted to 
agriculture for most of its history.40 African Americans have made up a significant portion of Bertie’s 
population from a very early stage. Though there was a small free population, the vast majority were 
brought into the area as slaves on the few large plantations and many smaller farms.41  
 
                                               
39 Social Explorer Tables: ACS 2015 (5-Year Estimates), Social Explorer; U.S. Census Bureau 
40 Watson, A.D. (1982) “Bertie County: A Brief History”, North Carolina Department of Cultural Resources, Division of Archives 
and History. Pg 52-55 
41 Ibid. pg 5-6 
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The population of Bertie County has been steady for decades, comprising about 20,000 people since 
1970. While it may not have experienced the population decline of other rural areas in NC, Bertie’s 
population is aging, with the median age having risen from 29 at the 1980 census, to 45 in 2015.42 
 
Large portions of land are still devoted to agriculture and timber production, which remain major 
industries, while Purdue, which has had chicken production facilities in Bertie since 1976, is currently 
the largest employer, with industries related to poultry processing among the largest non-public 
employers.43 
 
Figure 3: Bertie County – African American Denial Rate by Census Tract for Tracts with More than 12 African 
American Loan Applications 
 
Data Source: 2015 HMDA, map created by author in ESRI Arc GIS 
 
For my analysis of the lenders that received loan applications in Bertie County I decided to include in 
my racial categories, applicants with racial data even if they had no ethnicity information recorded. 
There were 67 loan applications made where ethnicity was not recorded. Of this 67, 32 had a race 
recorded as African American, and only 1 was recorded as White. The remaining 34 had no racial or 
                                               
42 Social Explorer Tables: Census 1970, Census 1980, Census 1990, Census 2000, Census 2010, ACS 2015 (5-Year 
Estimates), Social Explorer; U.S. Census Bureau 
43 Ibid. pg 62. Bertie County Employer Profile (2015) Access, NC. 
30 
ethnic information and were excluded from my analysis.44 The vast majority of these applications with 
incomplete data (76%) were received by Vanderbilt loans, and leaving them out of the analysis would 
drastically alter the picture of Vanderbilt’s actions in Bertie County. Furthermore, Bertie County is also 
only 1.7% Hispanic at the 2015 ACS and this ethnic group would represent only a very small portion of 
loans in this County. 
 
Similarities 
With only four census tracts to analyze there are fewer opportunities for variation between the tracts. As 
such they share a number of similarities including a high vacancy rate, high median age, and low 
median rents which are typical of rural areas. They also share a relatively new median age of 
residential structures and a low median value of owner-occupied housing units, both of which are 
consistent with rural areas with a significant portion of manufactured housing. 
 
Lending Patterns 
SECU and Vanderbilt are overrepresented among all applicants in each of these tracts, and 
overrepresented to an even greater extent among Black applicants. Smaller lenders, that received 
between 5000 and 500 loan applications are overrepresented for Whites but not Blacks in these tracts, 
likely indicating Whites in Bertie have greater choice in lending institution. For Blacks, SECU, Vanderbilt 
and Wells Fargo represent 60% of loan applications. 
 
Table 21: Black and White Applications by Lender for Bertie County 
  Bertie County As a Whole 
Lender Black Loan Applications White Loan Applications 
Wells Fargo 11.6% 3.8% 
SECU 28.2% 15.8% 
BB&T 4.4% 10.1% 
Quicken Loans 1.1% 3.2% 
Suntrust 0.6% 3.2% 
Loandepot.com 3.3% 1.3% 
Movement Mortgage LLC 0.0% 0.0% 
Bank of America 1.7% 1.3% 
JP Morgan Chase 0.6% 0.6% 
Vanderbilt Mortgage 19.9% 6.3% 
Freedom Mortgage 0.6% 1.3% 
Lenders between 10K and 5K mortgages 6.1% 7.6% 
Lenders between 1k and 5K mortgages 13.3% 17.7% 
Lenders between 500 and 1000 mortgages 3.3% 20.3% 
Lenders between 500 and 100 mortgages 3.3% 5.7% 
Lenders under 100 mortgages 2.2% 1.9% 
Data Source: 2015 HMDA 
 
Black applicants in Bertie County are more likely to be applying for loans on manufactured housing than 
Whites, and this, coupled with the fact that African Americans have much lower median incomes than 
Whites in Bertie, indicates the likely use of manufactured housing use as affordable housing in these 
tracts. Larger percentages of Black population in these tracts are correlated with high unemployment 
and a higher percentage of renters. 
 
 
 
                                               
44 Though it is interesting that 30% of these incomplete loans were for BB&T, 15% were Quicken and 12% were Suntrust, 
which only represented 9%, 3%, and 3% respectively of overall loans in Bertie County. 
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Table 22: Black and White Applications for Manufactured Housing in Bertie County by Census Tract  
  Black Applicants White Applicants 
Tract 
Manufactured Housing 
Applications 
Percent of Black 
Applications 
Manufactured Housing 
Applications 
Percent of White 
Applications 
9601.00 20 58.8% 4 6.2% 
9602.00 18 40.9% 7 22.6% 
9603.00 21 44.7% 2 40.0% 
9604.00 16 28.6% 7 12.3% 
Total 75 41.4% 20 12.7% 
Data Source: 2015 HMDA 
 
Though Black applicants still lag behind Whites in terms of loans for home purchases, they are much 
closer to the expected split based on NC averages, and in comparison to Whites, in Bertie County. It is 
interesting to note however, that the tract that is most similar to the overall pattern observed in 
downtown Durham is tract 9604.00 which contains the largest municipality of Windsor. 
 
Table 23: Black and White Applications by Loan Purpose in Bertie County by Census Tract 
  Tracts with 12 or More Black Applications 
 Home Purchase Home Improvement Refinancing Home Purchase Home Improvement Refinance 
Tract Black Applications White Applications 
9601.00 42.9% 28.6% 28.6% 43.1% 13.8% 43.1% 
9602.00 42.9% 7.1% 50.0% 64.5% 12.9% 22.6% 
9603.00 51.4% 16.2% 32.4% 20.0% 0.0% 80.0% 
9604.00 24.5% 14.3% 61.2% 35.7% 21.4% 42.9% 
Grand Total 38.9% 14.8% 46.3% 43.9% 15.9% 40.1% 
Data Source: 2015 HMDA 
 
Because we only have four census tracts to draw conclusions from in this individual case, patterns in 
loan type are hard to analyze. FHA loans are used much more heavily in 9602.00 and 9604.00 than the 
other two census tracts. They are also correlated with the middle tracts in terms of total black 
population, and therefore unemployment and the renter percentage, which echoes the trend in 
downtown Durham. 
 
Table 24: Black and White Applications by Loan Type in Bertie County by Census Tract 
  Tracts with 12 or More African American Loan Applications 
  Black Applicants White 
Tract Conventional FHA VA FSA/RHS Conventional FHA VA FSA/RHS 
9601.00 94.1% 2.9% 0.0% 2.9% 81.5% 6.2% 6.2% 6.2% 
9602.00 81.8% 15.9% 2.3% 0.0% 71.0% 12.9% 6.5% 9.7% 
9603.00 87.2% 4.3% 2.1% 6.4% 80.0% 20.0% 0.0% 0.0% 
9604.00 76.8% 21.4% 1.8% 0.0% 66.7% 22.8% 8.8% 1.8% 
Grand Total 84.0% 12.2% 1.7% 2.2% 74.1% 13.9% 7.0% 5.1% 
Data Source: 2015 HMDA 
 
Other Characteristics 
Higher black populations are correlated with a higher percent of White loan applications for 
manufactured housing, and a higher White denial rate which could indicate those tracts are lower 
income, and the White residents are also comparatively lower-income. Higher Black populations are 
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also correlated with higher unemployment, and higher renter occupancy, though not to the extent which 
these correlations exist in Durham. It makes sense that while some residential segregation exists in 
Bertie, the isolated nature of the county and the size of the census tracts negates this effect in the data. 
A table of additional characteristics by census tract is included in Appendix B, Table 8. 
 
 
Contrasting Downtown Durham and Bertie County: 
 
Similarities 
There were indications in these closer examinations of downtown Durham and Bertie County that the 
census tract’s percentage of African Americans is correlated with lower economic and housing 
indicators, like home price, employment, and the percent of owner-occupied homes, though also with 
lower rents, which is an advantage for lower-income renters. 
 
SECU is overrepresented in both areas compared to its portion of applications in NC as a whole. This 
could indicate that for some reason downtown Durham and Bertie County have a proportionally higher 
rate of public employees, or that SECU has a wider branch footprint than other lenders. It is more likely 
tied to the second option, and represents a preference among the major mortgage lenders for suburban 
home loans in the low-denial areas around the major metro areas in Figure 1. 
 
Differences 
Home prices are much lower in Bertie, which can have advantages and disadvantages. Lower cost of 
housing means more residents can afford to own a home, unless incomes are proportionally lower as 
well. This does not seem to be the case as median incomes in Bertie are only slightly lower than many 
of the median incomes around downtown Durham. Housing values that do not increase at all, however, 
can be problematic for lending. As housing stock ages it loses value, and if it’s on land that is not 
increasing in value owners may find themselves owing more on their property than it is worth in the long 
term. Residents in Bertie are also unlikely to be threatened with displacement by rising housing values 
like low-income residents in neighborhoods surrounding a revived downtown Durham. 
 
As expected based on my statewide analysis, manufactured housing represented a much larger share 
of applications in Bertie than in Durham, with only three such applications each for Black and White 
applicants in Durham. Also as expected based on Bertie’s rural nature and high denial rates, is the 
overrepresentation of Vanderbilt Mortgage among the County’s loan applications. African Americans 
were more likely than Whites to be applying for a manufactured loan and to be working with Vanderbilt 
Mortgage. 
 
Unlike downtown Durham, where Blacks were much less likely to be applying for a new home than 
Whites, Blacks in Bertie County were only slightly less likely. Based on the gaps in income and wealth 
between Black and White households in both places, this indicates that there are more homeownership 
opportunities available in Bertie than downtown Durham that are affordable to relatively lower-income 
Black households. 
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Manufactured Housing: Affordable or Not? 
 
For many low-income North Carolinians, manufactured housing may be the most affordable way to own 
a home, and in rural areas it may be the only affordable way. As shown earlier, African American’s are 
overrepresented in the portion of NC loan applications for manufactured housing. Especially in North 
Eastern NC, where blacks make up the majority of the population of this rural area, the impact of 
available lending for manufactured homes on Black residents can be significant in access to quality 
housing. As such, and because it is an issue that does not get as much research attention as urban 
lending, a deeper investigation into the differences between lending on traditional stick-built homes and 
manufactured housing is needed.  
 
First, manufactured housing is categorized within the HMDA data as housing which is constructed 
offsite and placed on land with minimal construction. This can be on land owned by the same person 
that bought the manufactured home, or on land the buyer has rented from someone else.  
 
The question of land ownership is important when it comes to how a manufactured home functions 
legally and financially. Manufactured housing can be classified, and taxed, as either personal property, 
like a car or boat, or as real property like other forms of residential real estate. This distinction is based 
on whether the title to the home is separate from or combined with the land on which it sits. If the buyer 
owns the land the titles to house and land can be combined and the property essentially functions as a 
standard home, where the physical structure is not legally divisible from the land.45 By contrast, a loan 
on personal property is viewed as different from a mortgage loan and typically has shorter terms and 
higher interest rates.46 Lenders also view an application as higher risk if the mobile home purchaser 
does not own the land, because, unlike the general assumption for site-built homes, the loan is secured 
only by a depreciating asset. This asset is also most likely depreciating faster, because of construction 
quality, than a similar site-built home.47 
 
Owning a manufactured home but renting land in a mobile home park or similar arrangement can 
actually serve to reduce the owner’s options. Despite the fact that manufactured homes can be moved, 
moving expenses can cost well over $3,000, meaning few low-income residents can afford to move 
their homes if they desire to leave the land-rent arrangement.48 If they chose to sell, they can only sell 
to someone who can afford to move the home, or is willing to rent the land as well. A study conducted 
in 2014 by the Consumer Financial Protection Bureau found that about 60% of current manufactured 
housing residents own the land on which their home is sited, of those who owned the land, 65% still 
received personal loans rather than a mortgage loan for real property, and 68% of all manufactured 
housing loans met HMDA’s definition of a high cost loan.49 
 
 
 
                                               
45 Innovations in Manufactured Homes. (2009) “Titling Homes as Real Property.” National Consumer Law Center and 
Corporation for Enterprise Development. January. 
46 Berry, K. (2013) “Lenders are Urged to Make Manufactured Housing Loans.” National Mortgage News, New York, V. 37, no. 
29. April. 
47 Banker, H., LeBaron, R. (2013) “Towards a Sustainable and Responsible Expansion of Affordable Mortgages for 
Manufactured Homes.” Fair Mortgage Collaborative, Corporation for Enterprise Development, March. 
48 Agpar, W., Calder, A., Collins M., Duda, M. (2002) An Examination of Manufactured Housing as Community- and Asset-
Building Strategy.” Neighborhood Reinvestment Coalition, Joint Center for Housing Studies at Harvard University, p.5. 
49 Consumer Financial Protection Bureau (2014) “Manufactured-housing consumer finance in the United States.” Consumer 
Financial Protection Bureau, September. 
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Effect on HMDA Reporting 
Lending in very rural areas may already go underreported as regulators, likely focused on banks 
providing lending to the communities in which they have a presence and take deposits, do not require a 
lender to report applications unless they have an office in that metropolitan statistical area.50  Lenders 
also currently have the option of reporting modular homes as either manufactured housing or as 1-4 
unit family dwellings, confusing the numbers for tracts with high number of modular, but not mobile 
homes.51 
 
Vanderbilt Mortgage 
As shown earlier, Vanderbilt uses loan spreads far and away above any other lender in NC. The size of 
those spreads are also far higher than most other lenders in NC as shown in Table 25 below. 
 
Table 25: The Average Spread Loans with a Rate Spread for Major Lenders 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate for 
African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Average spread for Wells Fargo loans with a spread 1.87 2.01 1.80 2.03 2.00 1.99 1.89 1.82 
Average spread for SECU loans with a spread 1.82 1.78 1.82 1.75 1.65 1.74 1.73 1.76 
Average spread for BB&T loans with a spread 1.84 1.84 1.70 1.72 1.92 1.83 1.95 1.74 
Average spread for Quicken loans with a spread 1.5 1.5 1.5 1.5 2.85 1.5 1.54 1.5 
Average spread for Suntrust loans with a spread *no reported loans with a rate spread       
Average spread for Loan Depot loans with a spread 1.69 1.61 1.60 1.74 1.85 1.94 1.83 1.96 
Average spread for Movement loans with a spread 1.79 1.86 1.79 1.84 1.86 1.87 1.83 1.91 
Average spread for BOA loans with a spread 1.54 1.66 2.11 1.91 2.18 2.25 1.94 2.13 
Average spread for JPMC loans with a spread 1.63 1.89 1.56  1.97 1.83 1.71 2.60 
Average spread for Vanderbilt loans with a spread 5.15 5.20 5.08 5.42 5.60 5.11 5.60 5.54 
Average spread for Freedom loans with a spread *no reported loans with a rate spread       
Average spread for loans with a spread made by Lenders 
who made between 10k - 5k loans 2.30 2.01 3.00 2.25 1.94 2.11 1.97 1.88 
Average spread for loans with a spread made by Lenders 
who made between 5k - 1k loans 2.53 2.38 2.88 3.29 2.11 2.20 2.14 2.27 
Average spread for loans with a spread made by Lenders 
who made between 1k - 500 loans 2.36 2.25 2.44 2.53 2.03 2.16 2.28 2.47 
Average spread for loans with a spread made by Lenders 
who made between 500 - 100 loans 2.75 2.79 2.61 2.61 2.69 2.48 2.66 2.74 
Average spread for loans with a spread made by Lenders 
who Under 100 loans with spread 3.89 3.43 2.69 3.79 3.25 2.81 3.18 2.97 
Data Source: 2015 HMDA 
 
It’s worrying that Vanderbilt shows such a high use of loan spreads considering they serve a high 
proportion of the applications for manufactured housing in NC, (Table 18) and are especially 
concentrated in high denial rate areas, correlated with high poverty and poor economic prospects. 
While lower-income applicants are more likely to represent credit risks, and a need for higher interest 
rates to mitigate that risk for the lender, they also represent a target for predatory lending practices. 
These buyers likely have less options when it comes to securing a loan, especially in these very rural 
areas, and may have less connection to and experience with banking and lending practices.52 
 
Researchers and journalists investigating manufactured home lending have found worrying things 
about lenders like Vanderbilt. In most cases these lenders are affiliated with or are simply the finance 
                                               
50 Federal Reserve. (2005) “Frequently Asked Questions about the New HMDA Data.” March. 
51 Federal Financial Institutions Examination Council. (2004) Regulatory & Interpretive (FAQs), Revised August 2004. 
52 Geiling, E. (2011) “The Most Unbanked Places in America.” Corporation for Enterprise Development. December. 
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arms, of manufactured housing builders.53 In the case of Vanderbilt, they are affiliated with, and owned 
by the same parent company as Clayton Homes, the largest manufactured home builder in the US, and 
one that has been alleged to have engaged in predatory practices.54   
 
Table 26: Percent of Manufactured Loan Applications in each Denial Category Received By Each Lender or 
Lending Category 
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
30% 
31 - 
40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 8.03% 6.25% 5.67% 5.18% 7.93% 6.00% 6.48% 4.48% 
SECU 8.97% 9.65% 8.32% 9.00% 6.97% 3.95% 6.59% 5.89% 
BB&T 8.03% 6.36% 5.98% 6.25% 5.53% 4.16% 4.92% 4.10% 
Quicken Loans *No reported applications for manufactured housing 
Suntrust 2.81% 3.12% 2.16% 2.64% 4.93% 3.27% 2.79% 1.54% 
Loandepot.com 0.13% 0.51% 0.21% 0.15% 0.00% 0.34% 0.34% 0.26% 
Movement Mortgage LLC 0.00% 0.00% 0.14% 0.03% 0.00% 0.00% 0.00% 0.00% 
Bank of America 1.07% 0.74% 0.14% 0.26% 0.36% 0.27% 0.00% 0.64% 
JP Morgan Chase 0.00% 0.06% 0.11% 0.00% 0.00% 0.00% 0.00% 0.00% 
Vanderbilt Mortgage 29.59% 39.07% 44.37% 47.14% 39.30% 41.79% 46.03% 59.80% 
Freedom Mortgage 1.87% 1.87% 1.38% 0.72% 0.72% 1.91% 1.68% 1.02% 
Lenders between 10K and 5K mortgages 8.57% 6.53% 5.91% 3.97% 7.45% 5.52% 5.92% 2.43% 
Lenders between 1k and 5K mortgages 20.62% 18.97% 18.73% 19.76% 19.71% 27.13% 20.00% 15.88% 
Lenders between 500 and 1000 mortgages 2.54% 1.82% 1.84% 1.28% 0.96% 1.77% 1.23% 1.41% 
Lenders between 500 and 100 mortgages 5.09% 3.75% 3.01% 2.49% 5.29% 3.14% 3.13% 2.30% 
Lenders under 100 mortgages 2.68% 1.31% 2.02% 1.13% 0.84% 0.75% 0.89% 0.26% 
Data Source: 2015 HMDA 
 
A New Push for Manufactured Home Lending 
The affordability of manufactured housing is clear, though, with too few financing options for lower-
income customers who wish to own their own home, high-cost loans can turn what seems like an 
affordable option into an expensive one. Seeking to expand access to underserved rural populations, 
there has been a recent push to expand government backed lending to manufactured housing. In 2016, 
the Federal Housing Finance Agency mandated that Fannie Mae and Freddie Mac, the two large 
government sponsored enterprises that serve as guaranteed secondary market for mortgage loans, to 
expand credit access to three underserved markets. This included manufactured housing as well as 
affordable housing preservation and rural housing, which could also effect change in the market for 
manufactured lending. 55 The Rural Housing Service has also recently expanded their refinancing 
program for manufactured home loans.56 
 
 
 
 
 
 
 
                                               
53 Berry, K. (2013) 
54 Baker, M., Wagner, D. “The mobile home trap: How a Warren Buffett empire preys on the poor.” The Seattle Times, April 2. 
55 Lane, B. (2016) “FHFA makes it official: Fannie, Freddie required to open credit box to “underserved.” Housingwire, 
December 13. 
56 Colllins, B. (2017) “RHS Expands Refinancing Program for Manufactured Housing Loans”, The American Banker, v1, issue 
251, January, 3.  
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The Growing Role of Nonbank Lenders 
 
Since the recession, nonbank lenders have taken on a greater and greater share of home loan 
originations, similar in form to the nonbank subprime lending industry that represented a large share of 
the mortgage market prior to the crash.57  This rapid rise is happening concurrently with large banks 
pulling back from FHA lending, and in North Carolina we see the large nonbank lenders Quicken, 
LoanDepot.com, Movement Mortgage and Freedom Mortgage overrepresented in their share of FHA 
loans (Table 27) compared to overall loans (Table 4). 
 
These four lenders represent different forms of nonbank lending, with Quicken by far the largest in the 
US, and oldest, founded in 1985. Quicken’s denial rates and application locations are similar to many 
major banks. Freedom Mortgage also predates the recession, but, along with Movement Mortgage, has 
the lowest denial rates among NC’s major lenders. Movement Mortgage and LoanDepot.com, while 
having very different denial rates, are the newer breed, founded in 2008 and 2010 respectively. That 
these very young lenders have been able to grow so rapidly is an indication of the unmet demand for 
mortgage credit since the recession as the major banks tightened their underwriting standards. 
 
Table 27: Percentage of Total FHA Loan Applications by Denial Category Received By Each Lender or Lending 
Category  
  Tracts with 12 or More Black Loan Applications 
Denial Rate Category (By Percent Denial Rate for 
African Americans) 
20% and 
under 
21-
30% 
31-
40% 
41% 
+ 
20% and 
under 21-30% 
31-
40% 
41% 
+ 
Rural - Urban Split Rural Urban 
Wells Fargo 3.9% 5.4% 5.6% 5.4% 4.6% 5.1% 5.4% 5.7% 
SECU *No reported applications for FHA loans 
BB&T 3.7% 3.4% 4.1% 6.3% 1.6% 1.8% 2.1% 2.0% 
Quicken Loans 6.5% 8.0% 8.9% 10.7% 6.6% 8.4% 8.6% 9.6% 
Suntrust 0.9% 1.1% 0.8% 1.0% 0.9% 0.9% 1.0% 0.6% 
Loandepot.com 4.7% 5.4% 5.2% 4.2% 5.3% 5.1% 5.0% 4.8% 
Movement Mortgage LLC 3.9% 5.4% 2.8% 1.8% 7.1% 6.5% 5.5% 4.5% 
Bank of America 0.6% 1.0% 0.8% 0.9% 1.2% 1.6% 1.7% 1.8% 
JP Morgan Chase 0.0% 0.4% 0.3% 0.2% 0.2% 0.2% 0.2% 0.3% 
Vanderbilt Mortgage 0.7% 1.8% 3.1% 4.2% 0.3% 0.4% 0.6% 1.6% 
Freedom Mortgage 4.2% 4.1% 4.4% 3.8% 4.4% 5.6% 5.8% 4.7% 
Lenders between 10K and 5K mortgages 7.2% 6.7% 6.8% 5.5% 8.3% 7.9% 8.5% 8.2% 
Lenders between 1k and 5K mortgages 38.0% 31.7% 28.7% 30.4% 33.7% 32.3% 31.3% 30.5% 
Lenders between 500 and 1000 mortgages 13.4% 13.3% 14.7% 14.6% 14.4% 14.0% 13.9% 15.5% 
Lenders between 500 and 100 mortgages 9.0% 10.2% 11.3% 8.5% 8.8% 8.2% 8.3% 7.6% 
Lenders under 100 mortgages 3.1% 1.9% 2.6% 2.5% 2.6% 2.2% 2.1% 2.6% 
Data Source: 2015 HMDA 
 
The danger in this kind of lending growth is the risk of repeating the mistakes that led the great 
recession, where open and unrestricted lending was done by institutions that were only interested in the 
fees generated by their originations and had no connection to the future downside if those risky loans 
failed. A deeper look into how these lenders are acting within the different denial categories shows 
variations between these nonbank lenders. Movement and Freedom, are not overrepresented among 
FHA applications in higher denial categories, indicating they are not necessarily chasing applicants with 
lower incomes and risky credit. By the same token, Quicken and LoanDepot.com, the higher denial 
non-bank lenders, are overrepresented among FHA applications in those high denial categories. This 
indicates they may be seeking those markets intentionally, or they are the lender of last resort for lower-
                                               
57 Nuiry, O. (2016) “Big banks cede market share to nonbanks.” Inman News, November 1. 
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income applicants, who are still denied at high rates. But when FHA lending is compared to applications 
of Black applicants with incomes below the tract median, Quicken and Movement Mortgage are not 
overrepresented among this population. However, LoanDepot.com is overrepresented in urban areas 
and Freedom Mortgage is overrepresented in all tract categories, indicating they are disproportionately 
serving the needs of this group, though, in the case of Freedom Mortgage it is not disproportionately 
through the FHA program. 
 
Using the presence of rate spreads as an indication of higher risk loans, Movement Mortgage has 
higher use of spreads than most major NC lenders (excluding Vanderbilt Mortgage), and greater use of 
spreads than the other nonbank lenders, though LoanDepot.com comes close to Movement Mortgage’s 
spread use in urban areas. Coupled with Movement Mortgage’s very low denial rate, this could indicate 
risky lending practices, where applicants with poor credit histories are approved for loans other lenders 
may not have made, and applicants are charged higher interest rates to compensate the lender for the 
risk. These rates, and the increased monthly payments they represent could put too great a burden on 
borrowers and increase the likelihood of default. 
 
 
DISCUSSION AND IMPLICATIONS FOR PLANNING 
 
While the actions of some individual lenders have an outsized effect on certain populations, the large 
number of financial institutions that made loans in NC in 2015 illustrates the difficulty in effecting 
lending outcomes for NC residents with anything other than broad scale policy. Because much of this is 
done at the federal level, that limits the ways for state level planners or regional community 
development lenders to increase African American homeownership and promote wealth building. In 
finding useful takeaways, two interrelated, underlying issues exist in African American mortgage 
applications; proportionally higher denial rates and lower applications per capita than the overall 
population. Truly effective programs will both help low-income Black households become financially 
strong and stable enough to consider purchasing a home, and make sure that both quality housing 
stock and financing are available.  
 
Lending to Female Heads of Household 
Black women are much more likely to be the primary applicant in NC than White or Hispanic women. 
This trend increases with denial rate category, indicating a connection between income and poverty 
levels and the incidence of Black female heads of household. Planners and community development 
lenders should be aware of this trend in marketing and structuring loan financing and homeownership 
opportunities for African American households. The prevalence of this household make-up should also 
factor into decisions by the affordable housing community in developing affordable units, and in 
developing housing counseling programming. 
 
The Importance of the North Carolina State Employees Credit Union 
SECU is in a unique position among the major lenders in this state. The second largest lender in NC by 
number of applications, unlike the other major institutions SECU is a credit union whose purpose is to 
benefit members, rather than shareholders, creating less of an emphasis on generating profit. Whether 
it’s because of this perspective, or because they have a large branch presence to serve the public 
employees of NC, who by definition are spread to every town and county, SECU is overrepresented in 
loan applications in both rural and urban high denial areas. SECU is also overrepresented among low-
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income African American applicants, slightly overrepresented among all African American applicants 
and has some of the lowest denial rates to African Americans. They hold these positions even without 
offering FHA loans in 2015, which are used more heavily by African Americans than other racial and 
ethnic groups. As such, SECU is extremely important in the current landscape of credit access for 
Black North Carolinians. 
 
FHA Loans and Non-Bank Lenders 
Findings around FHA loan use align with the general literature indicating greater use of FHA loans by 
African Americans. This is especially true for African American applicants with incomes below the tract 
median, though the data indicates that FHA loans are not an option for applicants in the lowest income 
ranges, likely because of FHA underwriting guidelines. The greatest use of FHA loans appeared, in the 
small area studies, to be in tracts with median incomes in the middle of the range, possibly indicating 
higher income households with better credit do not need FHA, and lowest income applicants are not 
eligible. 
 
The greater use of FHA loans presents a particular problem for African American applicants, as major 
lenders have been pulling back from FHA lending following government penalties imposed in the 
aftermath of the recession. With SECU also not offering FHA loans, nonbank lenders have been 
stepping into that void, meaning they could be increasingly serving the lending needs of NC’s African 
American population. Vigilance of the lending practices of these institutions is needed going forward, 
and FHA lending could represent an opportunity for community development lenders to provide much 
needed lower cost loans. However, community development lenders could also step in to serve those 
households with incomes and credit histories that fall just beneath the lower limits of FHA. 
 
Currently, there are a greater proportion of FHA loans made in urban areas, meaning trends in FHA 
lending have a greater impact in cities. However, this may be changing with a new push for government 
backed loans to support relatively underserved rural areas. The effects of this change on rural 
communities remain to be seen. 
 
Out of State Lenders Use of Spreads 
With the exception of Vanderbilt Mortgage, the major NC lenders all fall within a certain range of loan 
spreads, with only Movement Mortgage using rate spreads on over 10% of total loan applications. 
Lenders that made fewer than 1,000 applications however, consistently use rates spreads at slightly 
greater rates. This could be a reflection of lower overall loan production that does not allow small 
lenders to absorb risk the way large lenders can over large portfolios, meaning each lender needs to 
price individual risk higher. This higher use of spreads could also reflect unfamiliarity with local markets 
by lenders that have little presence in NC.  
 
Loan Purpose 
While North Carolinians overall are split nearly equally between loans for purchasing homes and 
refinancing on existing housing, with home improvement loans accounting for a final 10%, this is not the 
case for African American applicants. In high denial areas in particular, Black applicants are much less 
likely than White applicants to be applying for a mortgage to purchase a home. This trend is even more 
pronounced for low-income African Americans. Even with lower home prices, and likely lower quality 
housing stock in areas with high Black denial rates, the data suggests Black North Carolinians cannot 
afford to buy homes. In places like downtown Durham, there is also the potential of being out bid for 
39 
property by wealthier investors seeking relatively cheap housing close to increasingly vibrant and 
growing urban centers. 
 
The data shows that Black households that do own a home are less likely to be able to get loans for 
home improvement or refinance. This is especially true of lower-income Black homeowners. Not being 
able to access this credit reduces the likelihood of a homeowner being able to maintain the home in 
good condition, keep the value of the property high, and subsequently stay in the home long term. 
Poorly maintained housing in neighborhoods near a vibrant urban center like downtown Durham can 
become targets for investors who seek to renovate the property and immediately sell for much higher 
prices. In rural areas, where this sort of investment pressure does not exist, a lack of access to home 
improvement and refinancing increases the likelihood that the property will become part of the higher 
statistical number of vacant units, offering no value to the community at all. In both urban and rural 
areas, this inability to maintain housing value also reduces the wealth that can be passed down in the 
form of ownership. Homeownership is often the largest concentration of wealth, especially for lower 
income families, and this prevents generational wealth building.58 
 
Rural areas in my analysis are effected less by this trend than urban areas, indicating housing prices 
are more affordable to a greater percentage of the population. This is tied to both land values, which 
are lower in rural areas than urban areas overall, and the greater use of manufactured housing as an 
affordable housing option. 
 
Rural Areas and Manufactured Housing 
Based on the findings in rural areas, and on the small area study of Bertie County, the higher the denial 
rate of a tract identified as rural, the farther from a metro area that tract is likely to be. This means rural 
denial rate is also correlated with a higher percentage of manufactured housing, and fewer lending 
options. Very rural residents seeking homeownership are more likely to turn to manufactured housing, 
especially among the lower-income, which disproportionally includes African Americans. It also opens 
up these potential homeowners to exploitation by the manufactured housing industry that both builds, 
provides financing and services its home loans, and to greater use of loan spreads by lenders like 
Vanderbilt Mortgage. 
 
 
RECOMMENDATIONS FOR MORE EFFECTIVE LENDING 
 
To make this research most usable for practitioners, applicable conclusions from the previous section 
have been translated into recommendations for community development lenders, including community 
focused credit unions, community development financial institutions, and state and local governments 
seeking to incentivize lower-income homeownership. Because of the drastically different conditions 
between them, recommendations have been organized into takeaways for urban areas and those for 
rural areas. Also included are recommendations related to lending that impact the effectiveness of 
expanding credit access as a tool to promote homeownership and overall wealth building. 
 
 
 
                                               
58 Turner, T.M. (2009) “Homeownership, wealth accumulation and income status.” Journal of Housing Economics, v. 18, no. 2: 
104-114, June. 
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Urban Lending 
 
The low application rates for home purchases, especially among Black households with below median 
incomes, indicate a need for more affordable homeownership options in these urban, high denial areas. 
This could be addressed through rehabilitating existing dilapidated housing stock or through building 
new units. Smaller housing units and condominiums that are naturally less expensive than single family 
homes on individual lots may be more feasible than finding large amounts of subsidy for housing 
construction. Land trust models may also help meet this need by controlling the increasing land prices 
that would otherwise drive out lower-income households. 
 
There is a significant need for loans for home improvement and refinancing in high denial urban tracts. 
As previously discussed, the high denial rates for these loan purposes have a negative impact on 
housing quality in high denial areas. These areas are already likely to have seen long-term 
disinvestment, and lack of attainable credit for home improvement, or the ability to access the equity in 
their homes diminishes the potential for household wealth building. 
 
There may be a need for additional FHA lending, especially by lenders focused on positive community 
outcomes. Nonbank lenders appear to be stepping into the void created by major banks pulling back 
from FHA loans and it remains to be seen what impact these lenders will have on African American 
borrowers. At present, Movement Mortgage and Loan Depot.com are overrepresented for FHA loans, 
and among Black applicants with incomes below the tract median. Increased credit access, if these 
lenders are making loans that larger banks wouldn’t make, could be very beneficial to the communities 
in which they’re lending. However, loans that high-priced and exploitative could have severe negative 
impact on communities that have experienced a number of economic hardships. 
 
Rural Lending 
 
Community development lenders interested in making the most impact on homeownership in rural 
areas should attempt to expand to meet the existing need for more and better options in financing the 
purchase of manufactured housing. The captive nature of current lending by institutions like Vanderbilt 
Mortgage and Clayton Homes is to the disadvantage of borrowers, exposing them to unnecessarily 
high cost loans. These properties, and the subsequent financing, should be classified as real property 
wherever possible and receive true home mortgages with lower rates, and longer terms than loans for 
personal property.   
 
New expansion in rural lending by government supported programs could have a positive impact on 
this industry for borrowers. How this actually plays out will need to be carefully observed by those in 
planning and community development to make sure that it serves to expand lending options. FHA 
requirements should help ensure this new credit won’t be used for high-cost loans, though it may not 
solve the problem of a lack of lending options in rural areas. If this expansion does not occur, 
community development lenders could provide a great benefit to rural communities by offering FHA 
loans in those areas.  
 
There is also a need in lower-income, higher denial areas for home improvement loans and refinancing, 
as denial rates are often twice that of applications of home purchases. Loans that allow families either 
the means to maintain their home’s value, or access the equity in their properties could aid the 
stabilization of low-income rural areas, and the passing on of wealth in form of homeownership.  
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Moving out of the lending realm, there is a need for long-lasting and high quality rural home, and land, 
ownership opportunities. While current manufactured housing is a significant improvement on historical 
mobile homes, manufactured homes still depreciate faster than site-built housing, and owning 
manufactured housing but renting the land underneath it is almost always disadvantageous to the 
manufactured homeowner. The fact that so much of the construction of manufactured housing is 
concentrated in a limited number of companies is also ultimately bad for buyers. Greater competition in 
the industry, and new, and innovative ways to build pre-made housing would likely help reduce 
purchase costs further giving manufactured home buyers greater choice in what and where to buy. 
These new purchasing options would also be outside of the captive finance arms of existing 
manufactured home builders. 
 
While better and more varied lending on affordable housing in rural areas will provide some relief for 
lower-income households, many rural areas have underlying economic and demographic issues that 
must be addressed for new lending to have a significant impact. New lending options should be paired 
with efforts to address high unemployment, loss of employers, and shrinking and aging populations. 
 
 
AREAS FOR FUTURE RESEARCH 
 
Correctly identifying suburban style development at the census tract level proved difficult to do for this 
research, as there are many different definitions of what constitutes a suburb, and no official census 
designation for this type of space. But it’s obvious from mapping both African American denial rates and 
the density of mortgage loans that there is a fundamental difference between tracts that are definitively 
urban, the very rural, and the spaces in between. Further research that could more directly focus on 
separating out suburban from urban and rural lending would be illustrative in creating a more complete 
picture of lending patterns in this state. The differences between urban and rural areas will be more 
stark and obvious without that inexpertly divided buffer of suburban development altering the results for 
both categories. 
 
In this paper all loan purposes were investigated together, providing an overall picture of the demand 
for mortgage credit in NC. Additional research into each of the loan types individually may show 
patterns that were obscured by the agglomerated data. Pulling out only originated loans, by 
comparison, would show exactly the credit that is being extended to NC applicants, and may show 
variations between lenders and groups of borrowers that contrast with findings for all applications as a 
whole.  
 
Additional research is needed into the relationship between loan application’s outcomes as they are 
recorded in HMDA and how they play out in the real world. Originated loans are straightforward, as are 
loans that were outright denied. But for all the other possible categories of outcomes there are shades 
of gray that leave questions about lender and borrower actions. It would be beneficial to know how 
many of the applications that were approved but not accepted by the applicant led to an originated loan 
by another lender, rather than an applicant backing out for other reasons. There is also the potential for 
lenders to stall with an applicant, rather than outright denying their application, until the borrower gives 
up and the application is recorded as file closed for incompleteness.  
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As credit access continues to expand as we move further from the great recession and the credit 
crunch that followed, researchers should scrutinize the rates of foreclosure. This is especially true for 
nonbank lenders that have formed since the recession, and those that are moving into the FHA lending 
space. Foreclosure and repossession among manufactured home lending should also receive regular 
attention to determine whether lending practices are predatory and to assess the impacts of the push 
for more government support of rural housing. 
 
Further investigation of the relatively high use of rate spreads among smaller lenders in NC could 
reveal interesting patterns that effect many NC applications. Between roughly 40-50% of applications in 
2015 went to lenders that made less than 5,000 loans in the state. Research should focus on 
contrasting the actions of regional NC lenders, larger in-state lenders and national and smaller out of 
state lenders. This could show whether certain types of financial institutions, who could be assumed to 
be more or less familiar with NC and the area in question, are avoiding originating loans or intentionally 
charging higher rates because of limited options. 
 
Future research into loan applications should also be paired with analysis of year to year variations in 
the number of applications that are made at different geographies and by different racial, ethnic, and 
income groups. This paper assumed the total applications made in 2015 was a rough approximation of 
North Carolinian’s demand for mortgage credit. However, it obviously does not include households that 
considered purchasing, or would like to own a home but decided not seek homeownership or home 
improvement or refinancing and apply for a loan. Looking at trends in applications per capita by various 
groups over time could begin to give researchers a sense of whether households are seeking 
homeownership at appropriate rates or if too many, or too few are trying to become homeowners, and 
why. 
 
Improving HMDA for Future Research 
 
While HMDA includes a number of variables that allow for inference on the actions of lenders and 
needs of applicants, some additional data would drastically improve its effectiveness. The inclusion of 
some of the major factors in lender decision making would help clarify the reasons behind lender’s 
actions. The most obvious is credit score, followed by some indication of the ratio of the loan amount to 
the value of the home, and the applicants income to the require loan payments, which would be more 
useful in determining lender actions and lending practices than the loan amount and borrower income 
alone. With this added information there would be less confusion over whether lender’s denial rates 
were acceptable based on the credit quality of applicants, or whether they represent discriminatory 
practices. 
 
To improve the understanding of loan applications for manufactured housing, HMDA data should 
include a distinction between manufactured housing and modular construction that is never intended to 
be moved from its assembly site. Providing an indication of whether manufactured home loans were 
classified as real or personal property will better give researchers and policy makers an idea of what 
share of these borrowers are facing additional burdens based on the classification of their property.  
 
Finally, while tracking origination is important in assessing credit access, as the country learned in the 
lead up to the great recession, economically vulnerable populations can also be exploited in the over-
extension of credit. What is needed next is a more public way to track the success of loans originated 
by each lender. The existing system of securitization makes it more difficult to assess which lenders 
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actually originated a failed loan, but the ability to assign a success rate, as well as a denial rate to 
lending institutions could help prevent a repeat of the conditions that led to the 2008 recession. 
 
 
CONCLUDING REMARKS 
 
Continued assessment of mortgage applications and outcomes is crucial to ensure healthy lending in 
the US. As this country has previously experienced, the consequences of poor or predatory lending 
practices can have systemic effects on financial and housing markets, and ultimately the global 
economy. Even in the current uncertain political climate, it is unlikely that long-held policy goals and tax 
incentives like the mortgage interest deduction will be drastically altered, leaving homeownership as the 
best way to build wealth and insulate families and communities from the cyclical effects of long-term 
poverty. 
 
Increased credit access alone is unlikely to have the same positive impact on homeownership and 
wealth building as under past economic conditions. Without both more affordable housing stock and 
more targeted and fair mortgage financing, for all applicant’s needs not just home purchases, rural 
areas will continue to face economic stagnation and shrinking populations, and Black urban households 
will be forced out of dense, amenity rich city neighborhoods and away from social networks and 
supportive services. Wealth and wage inequality, and the loss of well-paying middle and working class 
jobs means that without better employment opportunities or more affordable homeownership options, 
many households will be priced out of ownership because of housing prices, regardless of their lending 
options. 
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APPENDIX A 
 
Methodology 
 
Selecting Only New Applications 
For all but one of the Action variable options, the loan applications in the HMDA dataset were made in 
2015 and the other information was recorded by the lending institution listed. However, for loans with 
the action of “Purchased by the lending institution,” this represents a loan that has already gone 
through the application process and is now being sold from one financial institution to another. In these 
cases it is common in the dataset for many of the fields to be completed with Not Applicable, and so we 
don’t have, in many cases, any idea of the race, ethnicity or sex of the applicant. Because I am focused 
on whether applications were denied or approved, and to whom, I chose to eliminate these loans from 
the dataset. 
 
Creating Categories by African American Denial Rate 
With this dataset built, I then began to break it down in order to discover what outcomes looked like for 
African Americans in different regions across NC. Of the 2,167 census tracts in NC, many had no 
African American loan applications or too few to make analysis feasible. This pattern is likely explained 
by residential segregation and by low numbers of African Americans in the western third of the state.  
 
There are 157 tracts in NC that had no African American loan applications, and 511 tracts that had at 
least 1 but less than 5. The median number of African American loan applications by census tract was 
12. This is still relatively low, but, wanting to keep as many census tracts in my analysis as possible, I 
chose this as the cut-off point, and included any tract that had 12 or more African American loan 
applications in my analysis. This meant eliminating 1,068 tracts and 152,783 loans, and left 1,099 tracts 
and 238,508 loans in my analysis. However, 89% of African American loan applications in NC in 2015 
remain in my analysis. 
 
Because I wish to focus on African American loan outcomes I then chose to split this dataset by the 
overall denial rate for African Americans in this tract. I calculated a denial rate for each tract by taking 
the total number of African American loan applications in each tract and dividing this number by a sum 
of two Action (loan outcome) categories; when the application was denied by the financial institution, 
and when the preapproval request was denied by the lender. 
 
I then organized the remaining tracts into four buckets for further analysis by each tract’s African 
American denial rate. Bucket one was the lowest denial category, with tracts that had a denial rate  
equal to or below 20%, roughly the overall denial rate for all NC loans in 2015.59 Bucket two is the 
second lowest denial category, for tracts with denial rates between 20% and the overall denial rate for 
African American loan applicants of roughly 30%.60 I split the remaining tracts into buckets for tracts 
between 30% and 40% denial rate and those with denial rates above 40% which kept an equivalent 
pattern to the first break points and split the remaining tracts almost perfectly in half.  
 
                                               
59 The overall denial rate for loan applications in NC in 2015 (excluding purchases) was 19.63% 
60 The overall denial rate for (non-Hispanic) African American applicants in NC in 2015 (excluding loan purchases) was 
29.81% 
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The resulting map of African American Denial rates (Figure 1 in the text), makes a few things clear. 
First, there are a large number of census tracts, even in high populated urban areas, with very few 
African American loan applications. Many of these areas match up with census tracts where African 
Americans make up a small percentage of the population, and Whites make up a much larger share.  
 
The second major takeaway is that the high denial tracts fall roughly into two categories; very rural 
tracts illustrated by the major clusters of high denial areas in south eastern and north eastern NC, and 
small urban tracts, typically clustered in the heavily African American sections of NC cities, like east 
and south Durham, and north and west Charlotte. 
 
Much of the low denial tracts show up as green rings around the major metropolitan centers, and, with 
some exceptions, seem to indicate suburban development. As discussed in the background to my 
analysis, there are major differences in economic structure and credit access, among others, between 
urban and rural places. I wish to analyze these kinds of places separately to be able to find difference 
both between and among them, by denial rate. 
 
Finding the Urban - Rural Divide 
To split the tracts by urban or rural location, I turned to ArcGIS to first map all of the NC census tracts 
with the 2010 census tract boundaries used by lenders when making their HMDA submissions.61 Next, I 
found the most recent version of the National Atlas Urbanized Areas shapefile, created by ESRI and 
updated in 2012, and representing urban areas in the United States derived from the urban areas layer 
of the Digital Chart of the World.62  
 
Because I am most interested in the tract’s relationship with lending institutions, I wanted to include 
suburban areas in the urban category rather than rural. This is based on the fact that suburban 
households in the low-density developed areas around NC cities have access to financial institutions at 
rates much more similar to urban households than rural. I also wanted to include small towns, whose 
city limits appear as urban areas on the National Atlas shapefile, as rural if they were not themselves 
near a larger metropolitan area. I felt that these places had far more in common with each other, and 
surrounding areas outside their municipal limits than they did with a city like Raleigh at 430,000 people, 
or even New Bern, with a population of 30,000 in a metropolitan statistical area of 128,119 people. 
 
To accomplish this, I created a new layer from the National Atlas Urbanized Area shapefile that 
included only those contiguous urban areas surrounding cities of more than 30,000 people. This list 
includes the metropolitan statistical areas for Charlotte, Raleigh, Greensboro, Winston-Salem, Durham, 
Asheville, Fayetteville, Hickory, Wilmington, Jacksonville, Greenville, Burlington, Rocky Mount and New 
Bern, as well as the urbanized areas of Wilson, Goldsboro and Salisbury. First I selected any tract that 
was within these urbanized areas. To then account for the suburban development around those cities, I 
added to that new layer any tract that was touching that urbanized layer, effectively creating a buffer 
around each urbanized area. The percentages of tracts that fell into the urban and rural categories are 
included in Table 1 in Appendix B, organized by denial rate category. 
 
Choosing Racial and Ethnic Groups to Analyze 
                                               
61 Federal Financial Institutions Examination Council. (2013) “A Guide to HMDA Reporting, Getting it Right!” pg 18. Published 
April, 2013. 
62 U.S. National Atlas Urbanized Areas. (2012) ESRI, Redlands California. Accessed February 23, 2017 through UNC 
Libraries http://search.lib.unc.edu/search?R=UNCb7261617 
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In analyzing loan applications and outcomes by racial and ethnic group, I chose to look at applicants 
who identified as non-Hispanic Black, non-Hispanic White and Hispanic or Latino inclusive of all racial 
categories, because Black applicants were my primary group of focus, in the literature, and the White 
homeownership rate is the benchmark to which Black homeownership is compared. Other racial and 
ethnic groups make up a very small percentage of the dataset. Black, White and Hispanic applicants 
account for 82% of loan applications in my analysis of tracts with at least 12 Black loan applications, 
excluding institutional purchases.  Of the remaining 18%, about 12% of loans had no ethnic data 
recorded, and about 6% were reported as either non-Hispanic Asian, American Indian or Alaskan 
Native, or Native Hawaiian or Pacific Islander. 
 
Categorizing Lenders 
1,048 different parent company mortgage lenders and financial institutions received at least 1 loan 
applications for residential property located in NC in 2015. However, the vast majority of them only 
made a relatively small number of loans, with only 11 lenders receiving more than 10,000 loan 
applications, and only a further 7 receiving more than 5,000. To simplify my analysis and concentrate 
on the major lenders I decided to only individually focus on lenders that received more than 10,000 
applications, and to group all lenders below that amount by the number of applications received. These 
largest eleven lenders represent 44% of all NC loan applications in 2015.  Table 2 gives a brief 
description of these lenders and categories in order of number of loan applications. 
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APPENDIX B 
 
Table 1: HMDA Variables and Explanations 
Loan Type -  1) Conventional mortgage,  
2) Federal Housing Administration (FHA)-insured,  
3) Veterans Administration guaranteed,  
4) loan through the Farm Service Agency (FSA) in the US Department of Agriculture (USDA), 
or the Rural Housing Service (RHS) in the US Department of Housing and Urban 
Development (HUD) 
Property Type -  1) One to four unit family dwelling (the majority of which will be single family homes or small 
duplexes),  
2) Manufactured housing (mobile homes, and in some cases modular construction, that are 
ready for occupation upon leaving the factory),  
3) Multifamily housing (a unit within a residential housing complex with more than 5 units) 
Loan Purpose 1) Home Purchases 
2) Home Improvement Loans 
3) Refinancing 
Loan Amount The amount requested in the loan application for the purchase of the property. 
Action The outcome of the loan, including:  
1) Loan originated,  
2) Application approved but not accepted by the applicant,  
3) Application denied by the lender, application withdrawn by applicant,  
4) file closed for incompleteness (the required documentation was not provided by the 
applicant),  
5) Loan was purchased by the institution (as opposed to a newly originated loan),  
6) Preapproval request was denied by the lender,  
7) Preapproval request was approved by the lender but not accepted by the applicant. 
Census Tract The census tract where the property on which the loan is being applied is located. Each tract is a unit 
of geography determined by the US census bureau and organized within each US county. 
Ethnicity Whether the primary applicant identifies as Hispanic or Latino 
Race The race identified by the primary applicant:  
1) American Indian or Alaskan Native,  
2) Asian,  
3) Black or African American,  
4) Native Hawaiian or Pacific Islander,  
5) White,  
6) No information recorded,  
7) Not applicable (only used for loan purchases) 
Sex The sex of the applicant 
Income The income of the applicant or household income of applicant and co-applicants 
Rate Spread An indication of high cost loans. Rate spread is the difference between a prime rate, either published 
by the Board of Governors of the Federal Reserve or calculated by the lender using methodology 
approved by the Board, and the rate given to the borrower, when the difference is at least 1.5%. 
Lender Name The institution that directly received the loan application 
Top holder name The name of the parent financial institution for all subordinate institutions that directly received the 
loan application if that organization is owned by or part of a larger institution. 
Data Source: Federal Financial Institutions Examinations Council. (2013) “A Guide to HMDA Reporting, Getting it Right!” 
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Table 2: Additional Census Data for NC Census Tracts 
Total population Overall population of the census tract 
Population density The number of people per square mile: a rough indication of the concentration of 
housing units and urban-rural nature of the tract 
Median age The median age of the tract population: an indication of whether the tract is well 
balanced or trending older or younger 
White population The percentage of the tract population that identifies as White and non-Hispanic 
African American population The percentage of the tract population that identifies as Black or African American 
and non-Hispanic 
Hispanic or Latino population The percentage of the tract population that identifies as Hispanic or Latino, 
regardless of race 
Unemployment rate The percentage of adults 16 or older who are in the labor force looking for work but 
not currently employed 
Median household income The median income for households within the census tract 
Housing units The total number of physical housing units within the census tract 
Vacancy rate The percentage of housing units that do not currently have a resident, as opposed 
to occupied housing units 
Rental rate The percentage of occupied housing units that are occupied by renters as opposed 
to homeowners 
Median year built 
The median year that housing units within the census tract were built: an indication 
of recent development of housing stock and presence of manufactured housing 
which does not last as long, and is typically not renovated like site-built housing 
Median value owner-occupied 
housing units 
The median property value for owner-occupied housing units in the census tract: an 
indication of housing affordability and the strength of the local housing market 
Median gross rent 
The median rent charged, including all costs of renting, for renter-occupied units in 
the census tract: an indication of rental affordability and the strength of the local 
housing market 
Child poverty 
The percent of children, under the age of 18 that are living in households with 
incomes below the federal poverty line 
Adults poverty Adults between the ages of 18 and 64 that are living in households with incomes 
below the federal poverty line 
Elderly Poverty 
Adults aged 65 and over that are living in households with incomes below the 
federal poverty line 
Data Source: US Census Bureau 
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Figure 1: Rural Census Tracts in NC with 12 or More African American Loan Applications by the Tract’s Overall 
Denial Rate for African Americans 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 2: Population Density by Census Tract Matched with Urban Rural Split Identified in Methodology 
 
Data Sources: 2015 HMDA, ESRI 2012 U.S. National Atlas Urbanized Areas, map created by author using ESRI ArcGIS 
 
 
 
 
Table 3: Arrangement of Tracts in Created Categories 
Denial rate 
Category 
Number of 
Census Tracts 
Total 
Population 
Represented 
Total Loan 
Applications 
Percent of 
Tracts in Rural 
Category 
Percent of Tracts 
in Urban 
Category 
20% and below 222 1,238,188 67,523 48.7% 51.4% 
20.1% - 30% 331 1,855,589 89,653 39.9% 60.1% 
30.1% - 40% 287 1,444,205 51,197 41.1% 58.9% 
41% and above 258 1,159,240 30,135 34% 66% 
Data Sources: 2015 HMDA 
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Table 4: NC Lenders by Instances of Mortgage Loan Involvement in 2015 
LENDER Total Loan 
Involvement 
(including 
institutional 
purchases) 
Total Loan 
Applications 
Received 
Total African 
American 
Applications 
Received 
Description 
Wells Fargo 46,646 31,522 4,203 Headquartered in San Francisco, Wells Fargo is one of 
the largest financial institutions in the US and offers a 
wide range of financial services in addition to having a 
heavy emphasis on mortgage lending. They are the fourth 
largest bank in the US by assets, and have a significant 
branch footprint in NC and across the US. Made $47 
billion in mortgage originations in 2015. $1.75 Trillion in 
assets.63  
SECU 28,654 27,036 5,135 The State Employees Credit Union of North Carolina is a 
credit union for state employees and their family 
members. They have some of the lowest denial rates of 
the major NC mortgage lenders and have long been 
dedicated to promoting financial stability among members 
and providing credit at fair and reasonable rates. $35 
Billion in assets.64 
BB&T 22,352 20,886 1,715 A large commercial bank based in Winston-Salem, NC, 
BB&T has 2,220 branches in 15 states and Washington 
D.C. Offers a full range of financial services. $222.6 Billion 
in assets.65 
Quicken 
Loans 
18,487 18,487 1,771 Quicken is now the largest non-bank mortgage lender in 
the US and one of the five largest mortgage lenders 
overall. Based in Detroit, they primarily function as an 
online lender. Founded in 1985 as Rock Financial, it was 
purchased in 1999 by Intuit and renamed Quicken 
Loans.66 $79 Billion in US originations in 2015.67 
Suntrust 15,021 12,243 1,482 A large commercial bank based in Atlanta, GA, with a 
wide range of financial services. $205 billion in assets68 
Loandepot.
com 
12,714 12,714 2,583 The 10th largest mortgage lender in the US in 2015 by 
dollar volume, and the second largest non-bank lender 
that year. Founded in 2010, LoanDepot has always been 
primarily an online lender. $28 billion in US originations in 
2015.69 
Movement 
Mortgage 
LLC 
12,194 12,194 1,485 Founded in 2008, with the stated mission of serving 
underserved populations. Focus heavily on relationships 
with brokers and real estate agents, and fast underwriting. 
Based in Charlotte, NC area. Model is for “upfront 
                                               
63 Bell, C. (2016) “America’s 10 biggest banks.” Bankrate.com. 
64 State Employees Credit Union (2016) “2016 Calender Year-End Summary.” State Employees Credit Union. 
65 BB&T (2016) “About BB&T.” Corporate Profile, BB&T mediaroom.com. 
66 Segal, D. (2013) “A Missionary’s Quest to remake Motor City.” New York Times online. 
67 Mortgage Daily. (2016) “Mortgage Daily 2015 Biggest Lender Ranking.” MortgageDaily.com. 
68 Suntrust. (2016) “Corporate Profile.” Suntrust Investor Relations, investors.suntrust.com. 
69 Scotsman Guide (2016) “Top Overall Volume, Top Mortgage Lenders, 2015.” Scotsman Guide, v. 23, no. 6: 38. 
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underwriting” where loan is underwritten at the beginning 
of the process, based on borrower characteristics, rather 
than right before closing after a house has been identified. 
$12 billion in US originations in 2016.70 
Bank of 
America 
12,122 11,198 1,270 Based in Charlotte, NC, Bank of America is the second 
largest bank in the US by assets with a global reach and 
significant branch presence throughout NC. $2.187 trillion 
in assets.71 
JP Morgan 
Chase 
12,014 3,846 339 Based now in Columbus, Ohio, and formed, most 
recently, from the merger of Chase Manhattan and JP 
Morgan in 2000, followed by the purchase of Bank One in 
2004, JP Morgan Chase is the largest financial institution 
in the US by assets and the largest issuer of credit cards, 
with 5,100 branches nationwide.72 $2.42 trillion in 
assets.73 
Vanderbilt 
Mortgage 
10,774 10,645 2,948 A Berkshire Hathaway company, Vanderbilt specializes in 
the financing of modular and manufactured homes, with a 
specific focus on “pre-owned, foreclosed and repossessed 
mobile and manufactured homes...”74 They are also a loan 
servicer. Affiliated with Clayton Homes, one of the nation’s 
largest manufactured home providers, and also owned by 
Berkshire Hathaway. 
Freedom 
Mortgage 
10,191 8,221 1,959 Headquartered in Mount Laurel, NJ, Freedom Mortgage is 
a primarily online mortgage lender specializing in FHA, 
and VA loans, as well as refinancing. Purchased JP 
Morgan Chase’s Rural Housing business in 2016.75 $37 
billion in US originations nationwide in 2015.76 
Lenders 
between 
10K and 5K 
mortgage 
applications 
41,176 31,744 5,005 These are lenders that received between 10,000 and 
5,000 home loan applications in NC in 2015. There were 
seven lenders in this category; Nationstar Mortgage (8744 
loans), Ditech Financial (5803), PNC Services Financial 
Group (5529), Navy Federal Credit Union (5333), Fairway 
Independent Mortgage Corporation (5297), Citigroup 
(5269), and US Bank Corporation (5201) 
Lenders 
between 1k 
and 5K 
mortgage 
applications 
133,492 116,289 12,681 These were lender’s that received between 5000 and 
1000 applications in NC in 2015. This category contained 
67 different lenders, including 22 based in North Carolina 
that account for 35.6% of loans in this category. The 
largest in this category is First Citizens, with 4,536 loans, 
and the average lender made 1,992 loans. 
Lenders 39,738 36,799 4,565 These were lenders that received between 1000 and 500 
                                               
70 Movement Mortgage. (2017) “Movement Mortgage to Create 700 Jobs and Invest $18 Million in South Carolina.” Press 
Releases, About Movement Mortgage, movement.com. 
71 Bank of America. (2016) “2016 Quarterly Earnings.” Bank of American, Investor Relations, investor.bankofamerica.com. 
72 JP Morgan Chase. (2017) “Our History” JP Morgan Chase, About Us, jpmorganchase.com. 
73 Bell, C. (2016) 
74 VMF Homes. (2016) “About Us.” vmfhomes.com. 
75 Freedom Mortgage. (2016) “Freedom Mortgage Completes Acquisition of Nation’s Largest Rural Housing Units from JP 
Morgan Chase.” Freedom Mortgage Press Releases, freedommortgage.com. 
76 Scotsman Guide. (2016) 
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between 
500 and 
1000 
mortgage 
applications 
loan applications in NC in 2015. This category contains 57 
lenders, including 11 based in North Carolina which 
account for 21% of loans in this category. The largest 
lender is Citizens Financial Group at 964, and the average 
lender made 697 loans in 2015,  
Lenders 
between 
500 and 
100 
mortgage 
applications 
30,871 29,129 2,987 These were lenders that received between 500 and 100 
loan applications in NC in 2015. This category contains 
135 lenders, including 28 based in North Carolina which 
account for 22% of loans in this category. The largest is 
Third Fifth Bank at 483 loans, and the average lender 
made 229 loans in 2015. 
Lenders 
with 100 or 
fewer 
mortgage 
applications 
10,556 10,015 1,022 These are lenders that received 100 or fewer applications 
but at least 1 mortgage in NC in 2015. This category 
contains 775 lenders, including 36 from NC which account 
for 15% of loans in this category. The largest is Lenox 
Financial Mortgage Group with 100 loans, followed by the 
Duke University Credit Union with 96. 262 lenders only 
made 1 loan in NC in 2015, and another 202 lenders 
made between 5 and 2 loans. The average lender in this 
category made 13.6 loans. 
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Figure 3: Percent of Loan Applications for FHA Loans by Census Tracts 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 4: Percent of Loan Applications for VA Loans by Census Tract 
 
Data Sources: 2015 HMDA, map created by author using ESRI ArcGIS 
 
 
Table 5: Denial Rates by Lender for White Applicants 
  Tracts with More Than 12 Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 21.6% 23.2% 22.9% 31.6% 16.6% 18.1% 21.7% 25.6% 
State Employees Credit Union 9.3% 10.0% 11.5% 13.8% 6.0% 7.0% 7.9% 8.0% 
BB&T 17.6% 18.7% 21.1% 25.7% 15.3% 17.5% 18.3% 21.2% 
Quicken Loans 18.4% 25.0% 27.0% 33.7% 22.0% 20.5% 24.7% 32.8% 
Suntrust 33.3% 36.5% 42.1% 48.2% 28.3% 29.1% 32.7% 40.6% 
LoanDepot.com 58.4% 59.9% 65.0% 66.6% 55.1% 52.0% 56.3% 59.4% 
Movement Mortgage 3.6% 4.5% 4.0% 5.0% 4.0% 5.0% 4.5% 6.2% 
Bank of America 11.3% 15.3% 21.9% 18.0% 12.4% 13.4% 13.6% 16.8% 
JP Morgan Chase 18.3% 21.3% 33.7% 29.0% 17.3% 17.1% 17.0% 15.3% 
Vanderbilt Mortgage 21.8% 35.6% 26.1% 31.8% 32.1% 31.9% 36.8% 28.1% 
Freedom Mortgage 1.4% 2.8% 2.0% 2.9% 1.9% 1.6% 2.4% 2.3% 
Lenders with Between 10,000 -  5,000 Applications 20.3% 26.4% 29.7% 33.2% 19.6% 20.3% 23.7% 25.2% 
Lender with Between  5,000 - 1,000 Applications 11.35% 12.75% 14.68% 20.79% 9.62% 10.45% 12.94% 15.21% 
Lenders with Between 1,000 - 500 Applications 9.5% 11.4% 13.2% 17.8% 8.5% 8.9% 9.3% 14.0% 
Lenders with Between 500 - 100 Applications 8.9% 10.6% 11.1% 12.1% 8.6% 9.8% 8.4% 13.1% 
Data Source: 2015 HMDA 
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Table 6: Denial Rates by Lender for Hispanic Applicants 
  Tracts with More Than 12 Black Loan Applications 
Denial Rate Category (By Percent Denial 
Rate for African Americans) 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
20% and 
under 
21-
31% 
31 - 
40% 41%+ 
Rural - Urban Split Rural Urban 
Wells Fargo 31.8% 34.3% 45.2% 46.2% 24.4% 30.3% 42.0% 44.9% 
State Employees Credit Union 19.0% 22.5% 14.3% 19.2% 14.1% 10.9% 16.7% 22.2% 
BB&T 26.1% 32.4% 44.8% 42.4% 27.3% 33.8% 27.7% 34.4% 
Quicken Loans 18.2% 41.7% 9.1% 18.8% 29.0% 28.1% 36.6% 56.7% 
Suntrust 23.1% 37.0% 47.1% 42.9% 51.3% 47.1% 47.0% 47.4% 
LoanDepot.com 76.5% 64.5% 58.3% 62.5% 46.2% 59.7% 52.8% 85.7% 
Movement Mortgage 8.3% 0.0% 0.0% 18.2% 3.1% 6.0% 6.6% 8.3% 
Bank of America 13.0% 25.0% 26.7% 22.2% 17.6% 26.1% 26.9% 39.5% 
JP Morgan Chase  0.0% 25.0% 66.7% 9.5% 24.3% 28.6% 50.0% 
Vanderbilt Mortgage 25.0% 37.8% 31.6% 38.3% 28.6% 26.3% 31.0% 31.7% 
Freedom Mortgage           
Lenders with Between 10,000 -  5,000 Applications 25.0% 27.1% 34.9% 45.7% 26.7% 26.3% 29.2% 20.6% 
Lender with Between  5,000 - 1,000 Applications 13.8% 23.6% 29.7% 27.9% 17.7% 18.2% 22.6% 21.0% 
Lenders with Between 1,000 - 500 Applications 5.6% 15.1% 20.3% 30.2% 12.5% 13.6% 18.0% 17.6% 
Lenders with Between 500 - 100 Applications 15.3% 16.5% 20.0% 14.6% 15.5% 14.1% 13.9% 19.4% 
Lenders with Under 100 15.4% 14.3% 25.0% 5.6% 22.2% 20.0% 12.0% 75.0% 
Data Source: 2015 HMDA 
 
 
Figure 5: Percent of Total Tract Population that is African American for Downtown Durham 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Table 7: Black Loan Applications, Denial Rates and Tract Census Data by Tract for Downtown Durham 
 
Data Source: 2015 HMDA, 2010-2015 5-year American Community Survey 
*For reference, the median income for the City of Durham was $50,420 in 2015, and unemployment was 7%.77 
                                               
77 Social Explorer Tables: ACS 2015 (5-Year Estimates) (SE), Social Explorer; U.S. Census Bureau 
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62 
Figure 5: Bertie County Percent of Tract Total Population That is Black 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Table 8: Denial Rates and Additional Census Data by Tract for Bertie County 
  Bertie County Census Tract 
Tract 9601.00 9602.00 9603.00 9604.00 
Black Denial Rate 48% 40% 43% 45% 
White Denial Rate 15% 16% 40% 29% 
Overall Denial Rate 27.4% 31.0% 40.0% 40.8% 
Total Tract Population 5163 3938 3525 7892 
White Alone 50.5% 37.0% 22.5% 28.9% 
Black or African American Alone 47.5% 62.2% 75.8% 65.0% 
Hispanic or Latino 0.4% 0.4% 0.6% 3.6% 
Applications per Capita 2.10% 2.43% 1.58% 1.69% 
Population Density (Per Sq. Mile) 31.5 30.7 17.5 38.5 
Median Age 45.4 43.1 45.7 45.1 
Unemployment Rate 10.2% 11.2% 17.1% 15.7% 
Median Household Income  $31,626 $35,208 $26,612 $28,418 
Housing Units 2840 1862 1733 3332 
Vacant Units 28.9% 19.8% 23.9% 22.7% 
Renter Occupied 11.5% 26.5% 40.5% 31.0% 
Median Year Structure Built 1981 1981 1977 1974 
Median Value owner occupied housing units $78,100  $89,100  $72,500  $76,600  
Median Gross Rent $622  $540  $593  $643  
Child Poverty 16.6% 28.1% 35.3% 57.7% 
Adult Poverty 14.1% 16.4% 25.2% 20.3% 
Elderly Poverty 19.3% 18.5% 12.9% 19.4% 
Data Source 2015 HMDA, 2010-2015 5-year American Community Survey 
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APPENDIX C 
 
Figure 1: Total Loan Applications for Tracts with more than 12 Black Loan Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 2: Percent of Total Tract Applications that were Received by Wells Fargo 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 3: Percent of Total Tract Applications that were Received by NC State Employees Credit Union 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 4: Percent of Total Tract Applications that were Received by BB&T 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 5: Percent of Total Tract Applications that were Received by Quicken Loans 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 6: Percent of Total Tract Applications that were Received by Suntrust 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 7: Percent of Total Tract Applications that were Received by LoanDepot.com 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 8: Percent of Total Tract Applications that were Received by Movement Mortgage LLC 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 9: Percent of Total Tract Applications that were Received by Bank of America 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 10: Percent of Total Tract Applications that were Received by JP Morgan Chase 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 10: Percent of Total Tract Applications that were Received by Vanderbilt Mortgage 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 11: Percent of Total Tract Applications that were Received by Freedom Mortgage 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 12: Percent of Total Tract Applications to Lenders that Received Between 10,000 and 5,000 Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 13: Percent of Total Tract Applications to Lenders that Received Between 5,000 and 1,000 Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 14: Percent of Total Tract Applications to Lenders that Received Between 1,000 and 500 Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
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Figure 15: Percent of Total Tract Applications to Lenders that Received Between 500 and 100 Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
Figure 16: Percent of Total Tract Applications to Lenders that Received 100 or Fewer Loan Applications 
 
Data Source: 2015 HMDA, map created by author using ESRI ArcGIS 
 
